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I .       INTRODUCTION 

A.   CrossTown  Industrial  Park  (Maps  1,  2,  3;  Pages  11a,  b,  c) 

The  objective  of  this  project  is  to  plan  and  develop  vacant, 
underutilized  land  suitable  for  industrial  development  in  the  east 
section  of  Roxbury  previously  slated  for  the  Southwest  Expressway  (1-95) . 
In  1966,  the  Massachusetts  Department  of  Public  Works  (DPW)  began  to 
clear  land  for  the  Southwest  Expressway  in  Boston.   (Maps  1,  2;  Pages  11a,  b) 
Proposed  originally  in  1948,  the  expressway  would  have  paralleled  the 
Penn  Central  right-of-way  from  1-95  in  Canton,  through  Boston,  to  the 
Massachusetts  Avenue  ramp  of  the  Southeast  Expressway.   In  November  1972, 
after  a  series  of  public  hearings,  the  state  decided  that  the  Southwest 
Expressway  should  not  be  built.  This  decision  was  based  on  the  potential- 
ly adverse  environmental  and  social  impacts  the  proposed  expressway  would 
have  had  on  the  City  of  Boston. 

The  alternative  plan  to  the  expressway  is  an  on-grade  arterial 
street,  now  under  final  design,  which  will  facilitate  crosstown  vehicular 
traffic  from  Massachusetts  Avenue  at  the  Boston  City  Hospital  to  Jamaica 
Plain.   (Map  3;  Page  lie)   The  land  not  utilized  for  the  construction  of 
the  proposed  arterial  street  is  now  being  considered  for  re-use  in  new 
industrial,  commercial,  residential  and  recreational  developments. 
Previous  and  current  land  use  studies  concluded  that  the  area  with  the 
best  industrial  development  potential  is  at  the  intersection  of  Massachu- 
setts Avenue  and  the  proposed  CrossTown  Arterial  Street.   The  Economic 
Development  Area,  named  the  CrossTown  Industrial  Park  (CTIP) ,  is  planned 
for  this  location.   The  area  totals  approximately  39.0  acres;  the 
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initial  Economic  Development  Project  within  it,  is  approximately  5  acres 
in  size.  (Map  3;  Page  lie) 

B.   EDIC  Legislation  and  Policy 

The  Economic  Development  and  Industrial  Corporation  of  Boston 
(EDIC)  was  established  by  Chapter  1097  of  the  Acts  of  1971  of  the  Common- 
wealth of  Massachusetts.   It  was  created  to  remedy  the  conditions  of 
industrial  decadence  found  by  the  Legislature  to  exist  in  parts  of 
Boston,  and  which  "cannot  be  dealt  with  effectively  by  the  ordinary 
operations  of  private  enterprise."  It  was  created  further  to  remedy  what 
the  Legislature  found  to  be  "a  condition  of  substantial  unemployment  and 
under-employment . " 

The  EDIC  was  given  extraordinary  powers  to  deal  with  the  problems 
of  unemployment  and  obsolescent  industrial  facilities,  including  the  power 
of  eminent  domain  and  the  power  to  borrow  money  through  revenue  bonds. 
The  creation  of  the  EDIC  was  one  of  the  first  legislative  responses  to 
the  1966  amendment  to  the  Massachusetts  Constitution,  which  declared  in- 
dustrial development  to  be  a  public  purpose  for  which  public  funds  could 
be  spent.  It  is  the  mechanism  designed  by  the  City  of  Boston  and  the 
Commonwealth  to  coordinate  the  private  sector  industrial  development  with 
public  sector  support  and  planning.   The  full  text  of  the  act  is  set  out 
in  Appendix  A. 

In  early  1971,  EDIC  adopted  three  basic  policy  guidelines 
developed  by  the  Economic  Development  and  Industrial  Commission.   These 
are: 
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1.  Encourage  types  of  development,  consistent  with  the  public 
interest,  which  will  maximize  employment  opportunities  for  the 
unemployed  and  underemployed  of  the  city; 

2.  Return  to  productive  use  those  public  and  private  land  areas 
and  buildings  which  are  now  vacant  and  underutilized;  and 

3.  Utilize  those  resources  within  the  framework  of  a  balanced 
program  designed  to  conserve  and  expand  existing  commerce  and 
industry  as  well  as  create  and  attract  new  industrial  and  commercial 
activity  which  will  have  the  greatest  economic  impact  on  the  City  of 
Boston. 

Behind  these  formal  statements  is  the  basic  policy  that  EDIC 
should  not  duplicate  private  sector  resources,  but  rather  use  its 
public  powers  to  facilitate  private  industrial  development  in  the 
City.  Further,  EDIC  should  use  its  public  powers  and  resources  to 
speed  development  opportunities  that  are  limited  or  inaccessible  to 
the  private  sector  alone. 
C.  Community  Development  Corporation  of  Boston,  Inc. 

The  Community  Development  Corporation  of  Boston,  Inc.  (CDC)  is 
a  non-profit  organization  established  in  1971  by  the  Model  Neighborhood 
Board  of  the  City  of  Boston  as  the  economic  development  arm  of  the  Model 
Cities  Program.   CDC  has  provided  technical,  management  and  financial 
assistance,  including  loans  and  equity  investments  for  minority  businesses, 
A  detailed  list  of  accomplishments  is  in  Appendix  D. 

With  the  termination  of  Model  Cities,  the  City  of  Boston  has 
continued  to  fund  CDC  from  its  annual  Community  Development  Block  Grant. 
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In  the  past  several  years,  CDC  has  expanded  its  ability  to  engage  in 
more  extensive  economic  development.   CDC  has  moved  from  investments  in 
small  businesses  to  involvement  in  broader  economic  activities. 
The  policy  objectives  of  CDC  are: 

1.  Employment;  that  is,  to  expand  employment  for  community 
residents,  to  upgrade  local  labor  force  skills,  and  to  promote  im- 
proved working  conditions  and  wages , 

2.  Industries;  that  is,  to  develop  new  and  well  planned  activities 
offering  efficient  competitive  operations  and  low  employee  turnover, 
for  employers  already  in  the  city  or  new  to  the  city 

3.  Land  Reuse;  that  is,  to  revitalize  underutilized  land  in  the 
community  through  well  planned  site  improvements,  and  better  security; 
and  to  stimulate  development  of  adjacent  support  facilities  such  as 
suppliers,  contractors,  restaurants  and  banks, 

4.  Community;  that  is,  to  enable  the  community  to  have  a  measure 
of  control  and  direction  over  the  local  economy  and  environment. 
Meeting  these  objectives  through  the  development  of  the  CrossTown 
Industrial  Park  will  give  the  City  of  Boston  new  property  tax  revenues, 
increased  employment,  and  stimulation  of  related  developments. 

D.   Joint  Planning 

To  assist  in  the  revitalization  of  Roxbury's  economy,  EDIC  and 
CDC  have  developed  a  comprehensive  strategy  to  encourage  the  types  of 
development  at  CTIP  consistent  with  public  interest.   Three  agreements 
concerning  the  planning  and  development  of  the  industrial  park  were  executed 
in  August  1975: 
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1.  BRA  Cooperation  Agreement,  wherein  the  BRA  designated  CDC 
and  EDIC  as  the  planning  group  to  prepare  a  development  plan  for  the 
site, 

2.  DPW  Memorandum  of  Understanding,  wherein  the  DPW  expressed 
the  intention  to  transfer  its  relevant  lands  to  CDC  and  EDIC  or  their 
nominee  subject  to  the  negotiation  of  acquisition  cost, 

3.  Agreement  between  EDIC  and  CDC  which  governs  the  relationship 
of  both  parties  during  the  feasibility  study  and  implementation. 
EDIC  and  CDC  will  act  as  the  co-developers  for  the  implementation  of 

the  initial  five  acre  development  project  proposed  by  this  plan.   Each 
will  have  designated  responsibilities  in  the  development  process.   EDIC  will 
acquire  the  land  through  one  of  the  financing  mechanisms  available  to  it, 
such  as,  City  of  Boston  General  Obligation  Bonds,  EDIC  Revenue  Bonds  or 
Industrial  Development  Revenue  Authority  (IDFA)  Bonds.  After  the  land  is 
acquired,  EDIC  will  lease  the  site  to  CDC.   The  responsibilities  of  CDC 
will  include  such  functions  as  marketing,  development  and  management  of  the 
site  in  coordination  with  EDIC. 

The  project  has  the  support  of  the  major  organizations  in  the  area. 
The  Southwest  Corridor  Land  Development  Coalition,  Inc.  (SWCC) ,  a  federation 
of  approximately  50  community  groups  concerned  with  the  redevelopment  of 
the  corridor,  has  supported  CDC  as  the  development  entity  for  the  industrial 
land  in  the  corridor.   CDC  and  EDIC  have  worked  closely  with  Anthony  Pangaro, 
the  state's  Manager  of  the  Southwest  Corridor  Development,  and  the  Boston 
Redevelopment  Authority  (BRA).   This  cooperation  with  community  groups, 
state  offices,  and  city  agencies  will  continue  througout  the  implementation 
of  the  project. 
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E.   History  of  the  Economic  Development  Area 

At  the  close  of  the  nineteenth  century,  mass  production  was 
becoming  a  feasible  method  of  manufacturing  a  wide  variety  of  goods.   As 
firms  specialized  in  the  production  of  certain  goods,  advances  in  trans- 
poration  technology  opened  wider  markets  for  the  goods  being  produced.   For 
these  reasons  industries  found  it  advantageous  to  concentrate  in  Roxbury 
and  parts  of  the  South  End.  Foodstuffs*  woodworking  and  metals  were  industries 
that  were  strong  in  the  early  industrial  development  in  the  area.  These 
industries,  however,  depended  on  others  for  goods,  services  or  materials 
that  went  into  their  final  products.  The  emerging  economies  of  industrial 
concentration  created  increased  employment  opportunities,  particularly  for 
the  new  migrants  from  overseas  and  the  farmlands. 

Tenement  housing  and  local  business  districts  soon  followed  to 
support  the  immediate  needs  of  the  labor  force.  The  South  End,  a  wealthy 
residential  community  in  mid-nineteenth  century,  became  a  series  of  lodging 
houses  for  immigrants  and  poor  working  in  area  industries.   Urbanization 
in  Roxbury  reached  its  peak  just  prior  to  World  War  II,  when  this  industrial 
and  residential  centralization  became  congested.  Noise,  dirt,  congestion, 
crime  and  the  spreading  slums  pushed  wealthy  South  End  and  Roxbury  residents 
out  of  the  city.   Outmigration  became  more  attractive  as  post  World  War  II 
employment  brought  higher  wages,  inexpensive  suburban  land  for  homes, 
automobile  ownership  and  highway  development. 

Many  manufacturers,  then  and  now,  have  moved  their  facilities  out 
of  the  Roxbury-South  End  area,  primarily  for  lack  of  space  for  efficient 
operations.   Many  manufacturers  needed  increased  horizontal  space  for  mass 
production.   The  large  tracts  of  relatively  low  cost  land  outside  of  the 
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city  made  suburban  locations  attractive.   In  addition,  the  increased  use 
of  trucks  to  move  materials  and  products  enabled  many  industries  to  locate 
away  from  inner  city  locations  such  as  Roxbury. 

As  an  older  industrial  center,  Roxbury  is  now  characterized  by 
underutilized  and  vacant  industrial  buildings,  low  value-added  non-durable 
industries  with  low-to-moderate  growth  prospects.   In  recent  years,  until 
the  decision  by  the  State  not  to  build  the  eight  lane  highway,  the  prospects 
for  new  industrial  development  in  Roxbury  appeared  to  be  diminishing.  The 
decision  to  build  instead  an  on-grade  arterial  street  offers  approximately 
100  acres  of  vacant  public  land  for  new  residential,  commercial  and  indus- 
trial development  from  Roxbury  to  Hyde  Park. 

In  the  immediate  vicinity  of  the  Economic  Development  Area,  recent 
investments  include  the  $48  million  improvements  to  Boston  City  Hospital 
across  the  street  in  1976  and  the  Boston  Flower  Exchange  down  Albany  Street 
in  1971.   In  January  1976,  Electric  Specialty,  wholesalers  of  electrical 
goods,  moved  into  an  80,000  square  foot  building  on  Albany  Street  at 
Northampton  Street  ,  directly  across  from  the  industrial  project  proposed 
herein.   The  CrossTown  Arterial  Street,  scheduled  to  begin  construction  in 
1977  will  be  a  $6  million  investment  of  federal  and  state  funds.   In  the 
Spring  of  1977,  the  Massachusetts  DPW  also  will  be  reconstructing  the  Massachu- 
setts Avenue  exit  and  entrance  ramps  of  the  Southeast  Expressway  at  a  cost 
of  $9  million.  These  ramp  improvements  will  enhance  accessibility  of 
this  area. 
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Public,  private  and  community  support  have  contributed  signi- 
ficantly to  the  successful  planning  of  the  South  End  Renewal  Area  and 
this  industrial  park  project.  Land  revitalization  and  the  generation  of 
new  employment  will  stabilize  the  economic  base,  stimulate  additional 
economic  developments  and  aesthetic  improvements  for  the  Roxbury  and 
South  End  communities. 

F.  Site  Description  of  Economic  Development  Project  (Maps  1,  2,  3, 
4;  Pages  11a,  lib,  lie,  19e) 

The  five  acre  site  of  vacant  land,  which  borders  the  Roxbury  and 
South  End  communities,  is  located  at  the  intersection  of  Massachusetts 
Avenue  and  the  Southeast  Expressway  ramp.   The  site  is  bounded  on  the 
north  by  Albany  Street  and  on  the  south  by  the  proposed  CrossTown  Arterial 
Street.  This  location  provides  immediate  access  to  the  regional  and 
interstate  expressway  systems  and  to  rail,  air  and  sea  transportation  net- 
works.  The  airport,  the  harbor  and  the  downtown  business  districts  are 
within  15  minutes  by  truck. (Map  1;  Page  11a) 

The  CrossTown  Industrial  Park  is  within  an  established  but  somewhat 
declining  industrial  area;  but  the  area  has  strong  potential  for  upgrading 
with  some  public  support.   (Map  4;  Page  19e)   On  Albany  Street  in  the 
South  End  are;the  Boston  Flower  Exchange, a  wholesaler-distributor  with 
130  employees;  New  England  Nuclear,  Inc.  a  pharmaceutical  firm  with  350 
employees;  and  Relief  Printing,  a  major  printer  of  business  forms  with  185 
employees.   On  Massachusetts  Avenue  in  Roxbury  are  major  meat  processors 
such  as  Nepco  with  360  employees  and  Colonial  Provision  Meats  with  650 
employees;  Mr.  Boston  Distiller,  Inc.,  a  liquor  distiller,  with  550  employees; 
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and  the  Massachusetts  Wholesale2rminal  at  New  Market  Square.   On 
Harrison  Avenue  is  Stride  Rite  rporation  with  3400  employees. 
Smaller  industrial  and  distriburms  are  within  a  few  blocks  of  the 
CrossTown  Industrial  Park.  Nevd  buildings  of  Boston  City  Hospital 
are  diagonally  across  Massachfvenue»  and  Boston  University  Medical 
Center  is  three  blocks  up  Albaat« 

The  proposed  developne  is  comprised  of  vacant  land.   The 
only  uses  are  temporary  parkin°ston  City  Hospital,  a  temporary 
trailer  structure  housing  a  mtf  maintenance  center,  and  a  small 
Boston  Edison  substation.  TW  land  ownership  is  currently  divided 
between  two  public  agencies:  ston  Redevelopment  Authority  and  the 
Massachusetts  Department  of  /forks.   The  site  is  filled  land,  which 
may  require  special  f oundationdus trial  buildings.   Utilities  currently 
serving  the  site  will  be  rerod  upgraded  as  required,  during  construc- 
tion of  the  CrossTown  Arteriat. 


□I 


Q 


1" 

-io> 

cfl  r 

0) 

i 

CO 

iriB- 

1=, 

U 

1 

oL 

z 

o 

H 

CO 

O 

m 

UJ 

2 

i- 

< 

UJ 

cc 

*7 

o  ■ 

y 

z 

z 

>T 

o 

CD  1 

1- 

< 

.^P^ 

o 

o^ 

O  I 

_J< 

l.l^ 

H2 

u*W 

coco  •; 

yr 

cr 

< 

Q- 

_J 

< 

CC 

H 

cn 

Z) 

Q 

Z 

z 

? 

o 

t- 

cn 

en 

O 

cr 

o 

-11a- 


o 

I*     ••H 

o  «■> 

*-><<-  CD 

S  *-> 

<U   "O  B 

e  <u  CD 

O    CO     09 

—I      C     >-l 

e  o  a 

>  —  E 

aj  </>  •** 

a  a> 

—  "o  a> 

<M>  O  *> 

>_  •«     *J      CO 

fT^       o  <u  -a 

<{/)       c    o    | 
m  rJ.       o  J-   E 

XUJ 

l-QC 
3Q. 

OX 
cniu 


CVJ 


I 


o 
d 
d 


o 


8 

I  CD 


LU 

s  •- 

O  lu 

U_   uj 

LU   (X 

CO   |_ 

</> 

a  -J 

i  = 

0C  LU 

£  •- 

O  cc 
u  < 

en  > 

si 

3  O 
O  cc 
05  O 


en 
< 

Q. 


cr 

h- 
D 

a 


o 

r- 
C0 
CO 

O 
cr 
o 


■Lib- 


c 

a 

•o 

E 

a> 

a.  <-» 

o 

(0 

i-* 

c 

c 

a 

o> 

(D 

o 

> 

•fi 

*■> 

•fH 

V 

en 

CO 

♦J 

a 

0) 

•** 

CO 

■o 

T3 

<-> 

o 

HI 

B 

•rH 

♦J 

F 

CD 

E 

o 

E 

E 

o 

0) 

••H 

CD 

S 

•—5 

•— ( 

o 

o 

<- 

Q. 

o 

hi 

o 

E 

[zl 

a. 

(H 

■i-i 

::: 

::: 

%  .*&' -5-.V1--  <• 


■-■:-:■  ■-.  •■.«  .■■.-•>   . '« ,  .■    iV  ,-i  k,  -vs-.-  ■  ■ 
,;<■  ■:■•■■  V*        '     S  S\  cV'  >■-?    '->  ^  - 


L# 


-lie- 


II.      THE  AREA  ECONOMY 
A.   City  of  Boston 

The  decade  of  the  1960's  was  one  of  expanding  national  economy 
and  general  upgrading  of  the  standard  of  living  for  many  people.  National 
trends  during  this  period  were  of  such  nature  that  they  affected  a  broad 
spectrum  of  workers  and  industries.  The  most  dramatic  trend  was  the 
evolution  of  the  service  sector  as  a  predominate  employer  feature  within 
the  American  economy.   The  growth  of  the  service  sector  was  gained  at  the 
expense  of  other  fields  as  the  structure  of  employment  was  altered.  Manu- 
facturing industries  suffered  the  most  serious  declines  through  the  sixties, 
primarily  due  to  the  absorptions  of  employees  into  other  areas,  marked 
increases  in  productivity  in  manufacturing  employment,  and  increased  com- 
petition from  foreign  manufacturers. 

Boston  was  able  to  capitalize  on  the  national  economic  expansion 
and  as  a  result  experienced  substantial  growth,  upgrading  and  structural 
change  in  its  own  economy.  High  grade  service  activities  had  long  been 
existent  in  Boston,  with  finance  and  insurance,  medical,  educational,  business 
and  personal  services  being  the  most  important.   Primarily  this  was  due 
to  the  City's  position  as  the  economic  center  of  the  New  England  region 
for  the  service  sector  which  added  nearly  60,000  jobs  through  the  sixties; 
and  even  during  the  recent  downturns  in  the  national  economy,  the  service 
sector  has  shown  some  continued  growth. 

Just  as  in  the  nation  at  large,  the  manufacturing  component  of 
the  Boston  economy  has  suffered  and  no  relief  is  immediately  in  sight.  In 
the  same  period  that  60,000  workers  were  being  added  to  the  service  rolls, 
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over  30,000  were  being  lost  from  the  manufactuirng  and  trade  sectors. 

In  general  terms,  Boston  has  been  in  parallel  with  urban  employ- 
ment trends  as  well  as  trends  in  New  England.   Over  the  past  twenty-five 
years,  urban  areas  have  seen  a  marked  decline  in  their  manufacturing  sector 
of  approximately  40%,  while  the  service  sector  has  climbed  nearly  20%. 
Boston  has  seen  a  decrease  in  manufacturing  of  62%  and  an  increase  in  the 
service  sector  of  80%  in  this  period.  Without  some  strong  public  inter- 
vention these  trends  would  probably  continue.  To  be  effective,  this  in- 
tervention should  be  coordinated  between  federal,  state  and  local  government. 

Over  the  last  25  years,  Boston  has  lost  jobs  in  the  manufacturing, 
transportation,  and  trade  sectors.  This  decrease  displaced  workers  formerly 
employed  in  these  industries  and  precluded  any  new  labor  market  entrants 
from  entering  into  them.  At  the  same  time,  the  growth  of  the  service,  finance 
and  government  sectors  nearly  offset  above-mentioned  losses  overall  .   In 
recent  years,  however,  expansion  in  these  sectors  has  also  been  weakening. 
This  slowdown  in  the  rate  of  growth  has  been  caused  in  large  part  by  the 
declining  growth  of  the  national  economy,  coupled  with  the  rising  cost 
of  operating  in  urban  areas.   In  Boston  in  particular,  it  appears  that  the 
expansion  of  specific  fields  in  the  local  employment  market  is  now  becoming 
stabilized.   In  addition,  those  jobs  requiring  less  specialized  skills  are 
also  disappearing.   In  1950,  there  were  522,000  jobs  in  the  City.  By  1960, 
there  was  a  net  loss  of  18,000  jobs,  or  3.5%.   In  the  same  period,  there 
was  a  net  decline  of  104,247  in  the  total  population,  a  decrease  of  3%. 
Between  1960  and  1970,  there  was  an  increase  of  26,300  jobs  in  the  City, 
or  5. 2%, and  further  population  decline  of  56,126  or  3%. 
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It  is  the  current  City  policy,  and  that  of  EDIC,  to  stabilize 
and  slightly  increase  the  population  of  the  City,  while  increasing  at  a 
much  higher  rate  the  number  of  jobs  held  by  Boston  City  residents.   This 
project  is  supportive  of  these  goals. 

While  EDIC  is  optimistic  about  expanding  Boston's  economy,  there 
are  certain  potential  hazards.  As  an  older  city,  Boston  is  not  free  from 
any  of  the  serious  problems  that  are  afflicting  similar  cities.   The 
declining  tax  base,  rising  municipal  expenditures,  and  loss  of  employment 
opportunities  for  its  residents  in  recent  years  are  typically  cited  as 
the  most  chronic  problems.   However,  EDIC  was  empowered  to  assemble  indus- 
trial sites  and  market  sites  at  costs  competitive  with  sites  outside  this 
City  and  outside  this  region.   Upon  completion  this  project  will  increase 
the  tax  base,  and  employment  opportunities  for  Boston  residents. 
B.   Roxbury  and  South  End  Economy  (Map  4;  Page  19e) 

1.   Land  Use  and  Economic,  Base  in  Roxbury  &  South  End 

Roxbury  has  been  both  a  residential  and  industrial  community 
since  the  late  19th  century.   (Map  4;  Pagel9e  )   Industrial  uses  have 
concentrated  along  the  northern  and  western  boundaries  near  Massachusetts 
Avenue  and  Warren  Avenue.   The  proposed  Economic  Development  Area  is 
centrally  located  in  this  industrial  area,  between  major  Roxbury  and  South 
End  manufacturers. 

The  South  End  neighborhood  of  Boston  has  been  a  predominantly 
residential  community,  with  industrial  and  medical-institutional  uses 
contributing  to  the  employment  base.   Industrial  uses  in  the  South  End  are 
concentrated  between  Washington  Street  and  Southeast  Expressway,  and  north 
of  Newton  Street  to  the  Massachusetts  Turnpike. 
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According    to  the  Massachusetts   Industrial  Directory    (1973)    and 
the  Directory  of  New  England  Manufacturers,    Roxbury  and  South  End  have  a 
total  of   60  manufacturers,    each  employing   20  or  more  persons.      Together 
these   large   firms  employ  11,700  persons.      A  1971   study  of  Boston's   industry 
showed   that  almost  40%  of   all  Roxbury  -  South  End  firms  employ  over   100 
persons.       The  relative  importance  of   these  large  employers   to   the  community 
and  city  economic  base  is  emphasized  by  the  fact  that  only  25%  of  all  Boston 
firms  employ  over  100  persons.      The   three  industries  with  the  largest 
number  of   firms   in  1969   in  Roxbury  -  South  End  were  apparel,    food  and 
furniture.     At  that  time  industry  was  leaving  the  area  faster  than  the  rest 
of  Boston,   primarily  because  of  lack  of  expansion  space. 

The   importance  of   good  highway  access   to   this  area   is  highlighted 
by  the  fact  that  in  1969,    80%  of   the  distribution  method  for  firms  in  this 
area  was  via   trucks. 1     Current  access   to   the  CrossTown  Industrial  Park  is 
excellent  for  both  employees  and  customers;    it  includes  Massachusetts 
Avenue,   an  entrance  and  exit  to   the  Southeast  Expressway,   mass   transit   stops 
at  Dudley  Station,    Egleston  Square,   Dover  and  Northampton,    and   locally 
routed  bus   lines.      The  new  CrossTown  Arterial  Street   scheduled   for   constructic 
in  1977-1978  will  provide  additional  accessibility  to   the  proposed  Economic 
Development  Area.     Access   to   the  Massachusetts  Turnpike    (1-90)    and   1-95   are 
within  two  miles. 

In    the    Roxbury    area,    within    one    half    mile    of    the    site 
are       such    manufacturing    companies    as    Best    Coat    Company    with 
100    employees,    Rex    Venetian    Blind    Company    with    45    employees, 
Electric    Specialty    with    12    employees    and    Atlas    Engineering    with 


1    Don    Stone,     Roxbury's     Industry,     Boston    Economic    Developement 
&    Industrial    Commission,     June    1971. 
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110  employees.   Commercial  activity  in  Roxbury  is  concentrated  at  Dudley 
Station  along  Washington  Street,  and  at  Egleston  Square  along  Seaver  Street. 
The  Washington  Street  area, in  the  shadow  of  the  Orange  Line  elevated  tracks 
will  be  upgraded  within  the  next  5-10  years,  following  the  relocation  of 
the  Orange  Line. 

Major  new  housing  developments  in  Roxbury  since  1970  include 
Smith  &  Haynes  House,  located  at  Ruggles  &  Shawmut,  with  a  total  of  263 
units;  and  Madison  Park  Townhouses  are  scheduled  to  be  completed  shortly 

with  120  new  townhouses.   Rehabilitation  of  approximately  1000  existing 

2 
units  throughout  Roxbury  was  done  under  Section  312  grants. 

In  the  South  End  area,  within  one  half  mile  of  the  site,  are 
such  manufacturers  as  New  England  Nuclear  with  350  employees;  Relief  Printing 
with  185  employees;   Hub  Mail  with  225  employees;  Mr.  Boston  Distillers 
Corp.  with  550  employees;  and  New  England  Provision  Co.,  Inc.  with 
employees.  Commercial  users  located  at  the  south  eastern  boundary  of  the 
South  End  include  the  Boston  Flower  Exchange  and  Greater  Boston  Distributors. 
Retail  activity  is  mixed  with  residential  uses  along  Washington,  Tremont 
and  Columbus  Avenues. 

Major  institutional  users  include  Boston  City  Hospital  and  Boston 
University  Medical  Center,  located  within  one  half  mile  of  site.  Major 
new  housing  projects   in  the  South  End  since  1970  include  Roxse  Homes  with 
364  units,  Westminister  E.  William  Place  with  279  units,  Methunion  Manor 
with  150  units  and  Camfield  Gardens  with  135  units.   As  of  March  1974  there 


9 

-  Massachusetts  Bay  Transportation  Authority  &  Massachusetts  Department 
of  Public  Works.   Southwest  Corridor  Environmental  Impact  Analysis 
Vol.  1  of  III,  May  1976  P.  2-18. 
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were  2406  rehabilitated  residential  units  in  the  South  End 

2.   Labor  Force  Characteristics  in  Roxbury  and  South  End  (Map  5; 
Page  i9f) 

a.  Age,  Education,  and  Minority  Status  of  Population 

The  Joint  Center  for  Urban  Studies  at  MIT  has  developed  a  working 
age  population  profile  based  on  1970  age,  education  and  minority  status  for 
Roxbury,  South  End  and  4  areas  within  commuting  distance  of  the  project 
site.  (Map  5;  Page  19d)  Profiles  for  Roxbury  and  South  End  and  of  the  4 
commuting  areas  show  a  large  labor  market  available  to  tenants  of  the 
CrossTown  Industrial  Park.  These  three  factors,  particularly  age,  education, 
together  with  minority  status,  are  the  key  indicators  for  business  in 
evaluating  the  skill  level  of  the  population  available  for  employment  here. 

The  Roxbury  profile  shows  that  64%  of  its  working  age  population 
is  minority,  or  24,403  persons  out  of  38,130  persons.  (Table  1  ;   Page  19a) 
In  contrast  the  South  End  profile  shows  only  36%  of  its  working  age  popu- 
lation is  minority,  or  5827  persons  out  of  15,864  persons.   (Table  2; 
Page  19b)   16.3%  of  the  working  age  population  in  the  Roxbury  profile  is 
minority,  ages  35-64,  with  less  than  high  school  education;  this  represents 
Roxbruy's  single  largest  group.   South  End's  single  largest  group,  14.6% 
of  the  population  is  non-minority,  ages  35-64,  with  less  than  high  school 
education. 

The  second  largest  group  in  Roxbury  is  a  younger,  better  educated 
group:   minority,  ages  17-34,  with  high  school  to  3  years  of  college.   The 
second  largest  group  in  South  End  is  minority,  ages  35-64,  also  with  less 
than  high  school  education.   The  generally  low  educational  attaintment 
of  minorities  and  non  minorities  is  illustrated  by  the  fact  that  over 
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50%  of  Roxbury  and  South  End  working  age  population  have  less  than  a 
high  school  education.   In  Roxbury  the  highest  educational  attainment  group, 
with  4  or  more  years  of  college,  represents  6.5%  of  the  working  age  population; 
in  South  End  this  equivalent  educated  group  represents  11.4%  of  the  working 
age  population. 

Similar  profiles  for  the  commuting  areas  have  been  used  to 
identify  the  industries  which  can  best  utilize  the  age,  educational  and 
minority  characteristics  of  potential  commuting  employees.  Those  industries 
identified  for  intensive  marketing  by  this  process  are  described  in  Section 
IV-C,  entitled  Land  Use  Plan.   These  industries  can  tap  the  large  labor 
force  that  lives  in  close  proximity  to  the  site  and  that  has  a  range  of 
educational  and  age  distributions. 

b.  Occupations,  Labor  Force  Participation  Rate,  and 
Household  Income  (Tables  3  and  4;  Pages  19c,  19d) 

In  1970,  blue  collar  occupations  accounted  for  54%  of  the  Roxbury 
labor  force.   In  contrast,  Boston  had  only  45%  of  its  labor  force  classi- 
fied as  blue  collar  workers.  This  contract  emphasized  Boston's  growing 
dependence  on  white  collar  employment,  while  communities  of  Roxbury  and 
South  End  still  have  predominately  blue  collar  workers. 

In  Roxbury  and  South  End  the  two  largest  occupational  groups  were 
service  and  laborers,  and  clerical  and  sales.   (Table  3;  Page  19c)   These 
are  the  typically  low  wage  blue  collar  and  white  collar  occupations.   In 
Boston,  the  two  largest  groups  were  white  collar  occupations:   clerical  and 
sales,  professional  and  managerial. 
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The  labor  force  participation  rate  indicates  what  percentage 
of  the  working  age  population  is  in  the  labor  force,  with  labor  force 
defined  as  either  currently  employed  or  seeking  work.   Roxbury's  labor 
force  participation  rate  in  1970  was  54.5%  and  the  South  End's  rate  was 
59%. 

These  rates  put  Roxbury  slightly  below,  and  South  End  comparable 
to,  the  Boston  participation  rate  of  58.5%;  all  rates  show  a  steady  pattern 
of  working  and  looking  for  work  in  the  city  and  in  these  communities. 

Unemployment  rates  in  1975  illustrate  the  limited  employment 
opportunities  for  Roxbury  and  South  End  blue  collar  workers.  Roxbury's 
unemployment  rate  was  16.7%  and  South  End's  rate  was  17.5%,  both  higher 
than  the  Boston  rate  of  14.1%.  Another  indicator  of  job  status,  median 
family  income  in  1970,  shows  Roxbury's  median  income  of  $6588  and  South 
End's  of  $6532,  significantly  lower  than  Boston's  $9133. 
c.   Conclusions 

The  employment  problem  of  both  communities  are  illustrated  by 
the  relatively  low  educational  levels  and  skill  levels,  which  result  in 
relatively  low  family  income  and  the  high  unemployment  rates.  Roxbury 
and  South  End  workers  need  the  blue  collar  jobs  which  this  project  can 
provide.  The  participation  rates  show  that  these  workers  want  the  jobs. 
Manufacturing  jobs  match  the  current  education  and  skill  levels  existent 
in  the  communities,  while  offering  much  higher  wages  than  those  available 
in  the  low  wage/ low  skill  service  sector. 
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III.     ECONOMIC  DEVELOPMENT  AREA 

A.  Definition  of  the  Area  (Map  6;  Page  25a) 

The  area  outlined  on  Map  6  is  being  designated  an  "Economic 

Development  Area",  subject  to  the  approval  of  the  Mayor  and  the  City 

Council.  The  general  boundaries  are  Massachusetts  Avenue  to  the  east, 

Albany  Street  to  the  north,  Harrison  Street  to  the  west,  Eustis,  Norfolk, 

Gerard  and  Chesterton  Streets  to  the  south.   The  area  consists  of  a  total 

of  39.0  acres.   This  area  was  determined  to  be  a  "blighted  open  area"  and 

a  "Decadent  area"  on  the  basis  of  studies  presented  by  consultants,-^  and 

the  staffs  of  EDIC  and  CDC.  The  Board  of  EDIC  voted  the  designation  on 

September  14,  1976  at  a  regularly  scheduled  meeting. 

As  defined  in  Section  1  (3)  of  Chapter  1097,  Acts  of  1971,  an 

economic  development  area  is: 

Any  blighted  open  area  or  decadent  area  as  respectively  defined 
in  section  one  (1)  of  Chapter  one  hundred  and  twenty-one  B  (121-b) 
of  the  General  Laws,  which  is  located  in  the  City,  and  is  zoned 
for  general  or  restricted  manufacturing  uses,  or  for  general  or 
waterfront  industrial  uses,  whether  restricted  or  not,  and  within 
which  there  are  not  more  than  forty-five  (45)  dwelling  units. 

As  defined  in  general  laws,  Section  1,  Chapter  121B  a  blighted 

open  area  is : 

A  predominatly  open  area  which  is  detrimental  to  the  safety, 
health,  morals,  welfare  or  sound  growth  of  a  community  becuase  it 
is  unduly  costly  to  develop  it  soundly  through  the  ordinary  opera- 
tions of  private  enterprise  by  reason  of  the  existence  of  ledge, 
rock,  unsuitable  soil,  or  other  physical  conditions,  or  by  reason 
of  the  necessity  for  unduly  expensive  excavation,  fill  or  grading 
or  by  reason  of  the  need  for  unduly  expensive  foundations  retaining 
walls  or  unduly  expensive  methods  for  waterproofing  structures  or 
for  draining  the  area  or  for  the  prevention  of  the  flooding  thereof 
or  for  the  protection  of  adjacent  properties  and  the  water  table 
therein  or  for  unduly  expensive  measures  incident  to  building 
around  or  over  rights-of-way  through  the  area,  or  for  otherwise 
making  the  area  appropriate  for  sound  development,  or  by  reason 
of  obsolete,  inappropriate  or  otherwise  faulty  plating  or  subdivision, 
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deterioration  of  site  improvements  or  facilities,  division  of 
the  area  by  right-of-way,  diversity  or  ownership  of  plots, 
utilities,  or  by  reason  of  tax  and  special  assessment  delin- 
quincies;  or  because  there  has  been  a  substantial  change  in 
business. 

As  defined  in  general  laws,  Section  1,  Chapter  121B,  a  decadent 

area  is: 

An  area  which  is  detrimental  to  safety,  health,  morals,  welfare 
or  sound  growth  of  a  community  because  of  the  existence  of  buildings 
which  are  out  of  repair,  physically  deteriorated,  unfit  for  human 
habitation,  or  obsolete  or  in  need  of  major  maintenance  or  repair, 
or  because  much  of  the  real  estate  in  recent  years  has  been  sold 
or  taken  for  non-payment  of  taxes  or  upon  foreclosures  or  mortgages, 
or  because  buildings  have  been  torn  down  and  not  replaced  and  under 
existing  conditions  it  is  improbable  that  the  buildings  will  be 
replaced,  or  because  of  a  substantial  change  in  business  or  economic 
conditions,  or  because  of  excessive  land  coverage  or  because  of 
diversity  or  ownership,  irregular  lot  sizes  or  obsolete  street 
patterns  make  it  improbable  that  the  area  will  be  redeveloped  by 
the  ordinary  operations  of  private  enterprise,  or  by  reason  of  any 
combination  of  the  foregoing  conditions. 

The  39.0  acre  Economic  Development  Area  is  comprised  of  the  following 
major  parcels:  Parcel  One  -  5.0  acres,  Parcel  Two  -  9.5  acres,  Parcel  Three- 
23.0  acres,  Parcel  Four  -  0.9  acres,  and  Parcel  Five  -  0.7  acres. (Map  6; 
Page  25a) 

The  current  land  uses,  proposed  reuses  and  schedule  of  development 
for  the  first  parcel  is  the  topic  of  this  Economic  Development  Plan,  and 
is  described  in  detail  in  Section  IV,  entitled  Economic  Development  Plan. 
Separate  public  hearings  will  be  scheduled  and  approval  by  City  Council  and 
the  Mayor  will  be  sought  by  EDIC  before  development  of  Parcels  Two,  Three, 
Four  and  Five  is  pursued.   Parcel  Two  includes  both  publicly  and  privately 
owned  land,  approximately  50%  of  which  is  vacant,  with  the  rest  of  the 
land  utilized  for  warehousing,  outdoor  storage  ,  and  some  small  manufacturers. 
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Parcel  Three  is  predominantly  private  owned  land,  with  a  mix  of 
deteriorating  manufactuirng  and  warehousing  structures,  some  commercial 
uses  and  some  vacant  land.  Parcel  Four  is  owned  by  the  BRA  and  DPW.  A 
portion  of  the  land  is  leased  for  a  gas  station,  and  the  remaining  portion 
vacant.  Parcel  Five  consists  of  a  privately  owned  industrial  building, 
that  has  been  vacant  since  September  1975,  and  contains  obsolete  equipments. 
The  entire  area  contains  fewer  than  45  units  of  housing.  No  units  of  housing 
are  contained  in  the  intial  project  for  which  approval  is  now  being  sought. 

B.   Existing  Infrastructure  (Maps  7,  8,  and  12:  Pages  25b,  25c) 

This  project  is  currently  serviced  by  existing  public  and  private 
main  utility  lines  on  adjacent  streets,  which  can  be  hooked  up  at  the 
developer's  or  tenant's  expense.   Several  of  these  lines  may  be  located 
as  part  of  the  CrossTown  Arterial  Street  construction  which  is  tentatively 
scheduled  to  begin  Spring,  1978.   The  BRA  and  its  consultants  will  be 
studying  utility  relocations;  which  will  determine  the  future  utility 
hookup  locations. 

City  water  service  currently  is  supplied  to  the  site  through  lines 
at  Albany  and  Hampden  Streets.   (Map  7;  Page  25b)  City  sewerage  service 
currently  is  supplied  through  lines  at  Albany,  Massachusetts  Avenue  and 
Southampton  Streets.  The  major  Boston  Gas  lines  serving  the  site  are  in 
Massachusetts  Avenue  and  Island  Street  with  smaller  gas  lines  in  Southampton, 
Northampton,  Hampden,  Reading,  and  Chadwick  Streets.   Underground  telephone 
cables  are  located  in  Massachusetts  Avenue,  Northampton,  Southampton,  and 
Hampden  Streets.   Telephone  cables  on  Reading  Street  and  Island  Street  are 
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above  ground. 

This  parcel  is  vacant  land,  with  no  permanent  structures.   A 
temporary  trailer   on  a  30  day  cancellable  lease  from  the  BRA  is  used  as 
a  methadone  treatment  center.   Surface  parking  for  Boston  City  Hospital 
also  is  on  a  30  day  cancellable  lease  from  the  BRA. 

Abutting  the  site  is  a  Boston  Edison  transformer  on  10,000  square 
feet  of  land  fronting  on  Albany  Street. (Map  12;  Page  33b      )   The 
transformer  occupies  approximately  2500  square  feet;  the  remaining  land  is 
held  in  reserve  for  expansion  of  Edison  capacity  when  new  development  comes 
into  the  area.  Boston  Edison  is  reviewing  the  possibility  of 
granting  easements  over  portion  of  their  property,  but  the  location  of 
underground  lines  may  make  this  difficult. 

C.  Existing  Transportation  Network  (Map  9;  Page  25d) 

The  CrossTown  Industrial  Park  is  directly  southwest  of  the  Massa- 
chusetts Avenue  exit  and  entrance  ramps  to  the  Southeast  Expressway, providing 
immediate  access  to  the  regional  highway  system.   The  other  major  access 
routes  at  present  are  Massachusetts  Avenue  and  Albany  Street.   The  proposed 
CrossTown  Arterial  Street  will  be  a  major  artery  serving  the  Economic 
Development  Area.  Map  9  illustrates  the  regional  highway  system  accessible 
to  the  Economic  Development  Area. 

This  site  currently  has  primary  access  from  Southampton  Street 
which  cuts  the  parcel  diagonally  and  goes  one  way  southeasterly  from  Albany 
Street.   The  perimeter  streets  of  Reading,  Island,  Hampden,  Carlow,  and 
Chadwick  also  provide  access  to  the  site.   The  new  arterial  street  will 
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alter  substantially  the  local  traffic  patterns. 

The  MBTA's  Northampton  Station  is  2  blocks  from  the  site.   Four 
bus  lines  serve  the  CrossTown  Industrial  Park  from  Roxbury/South  End, 
Northampton  Station,  Dudley  Station  and  Edward  Everett  Square  areas.   All 
MBTA  lines  are  accessible  with  a  single  transfer. 

D.  Existing  Zoning  (Map  10;  Page  25e) 

The  Economic  Development  Area  and  much  of  the  surrounding  land 
is  zoned  for  industrial  use.   (Map  10;  Page  25e.)   The  site  proposed  for 
development  at  this  time  is  zoned  for  M-2  on  the  western  portion  and  1-2 
on  the  eastern  portion.   (Map  11;  Page  25f  )  M-2  zoning  permits  light 
industrial  uses  and  1-2  zoning  permits  general  industrial  usage.  Both 
zonings  permit  manufacturing  operations  for  items  such  as  food,  apparel, 
printing,  fabricated  metals  and  electrical  machinery,  and  their  related 
uses,  such  as  display,  distribution  or  office.   Uses  with  special  dangers 
or  hazards  such  as  cinders,  dust,  smoke,  flashing  fumes,  and  excessive  noise 
are  prohibited  within  the  designated  zonings.   The  zonings  allow  a  maximum 
Floor  Area  Ratio  of  2,  or  200%  site  coverage. 

The  remaining  area  in  the  Economic  Development  Area  is  zoned 
predominately  1-2,  with  some  M-2. 

E.  Subsurface  Conditions 

Soil  borings  by  the  BRA  were  done  throughout  the  South  End  Urban 
Renewal  Area  in  1963.   Boring  samples  were  collected  within  the  vacinity  of 
the  site,  along  Massachusetts  Avenue  and  Albany  Street,  to  give  preliminary 
data  for  the  construction  of  the  Inner  belt  Expressway.   The  borings  samples 
at  these  locations  show  sand,  peat,  and  clay  soils  with  water  at  twelve  feet 
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from  the  surface  in  some  locations.  The  study  recommends  pile  founda- 
tions for  any  building,  one  story  and  higher.  Other  borings  by 
architects  of  the  Boston  City  Hospital  and  by  the  Massachusetts  Depart- 
ment of  Public  Works  show  similar  conditions. 
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IV.    ECONOMIC  DEVELOPMENT  PLAN 

A-   Definition  of  the  Project 

As  defined  by  Section  1  (d)  of  Chapter  1097  of  the  Acts  of  1971, 
an  Economic  Development  Plan  is  "a  detailed  plan,  as  it  may  be  approved 
from  time  to  time  by  the  City  Council  and  tha  Mayor  ...  for  one  or  mora 
economic  development  projects  within  an  economic  Development  area  .  .  ." 
There  follow  requirements  as  to  specificity  of  detail.   Section  1  (f)  of 
tha  Act  defines  "Economic  Development  Project"  to  include  any  combination 
of  such  activities  as  acquisition  of  land,  clearance,  development,  renewal, 
conservation,  rehabilitation,  restoration,  demolition  and  removal  of 
improvements,  all  within  an  economic  development  area,  and  all  for  the 
furtherance  of  tha  purposes  of  the  Act. 

The  overall  plan  of  the  EDIC  for  the  defined  Economic  Development 
Area  called  the  CrossTown  Industrial  Park  (CTIP)  is  to  conduct  projects 
in  phases  resulting-  in  the  development  of  the  area  for  chiefly  labor 
intensive  industrial  and  manufacturing  uses.  Each  projact  will  be  described 
in  detail  and  presented  to  the  City  Council  and  tha  Mayor  for  approval. 

The  first  project  is  for  land  acquisition  and  site  improvements  ■ 
of  the  approximately  6.4  acres  of  land  designated  as  tha  initial  project 
which  is  fully  described  in  Map  12  as  revised,  Page  33b.   Tha  objectives  of 
this  project  are  to  acquire  approximately  five  BRA  parcels,  five  excess  D?W 
parcels,  and  portions  of  six  discontinued  City  streets;  to  transfer  the  site  to  CDC 
prospective  tenant (s)  by  appropriate  agreement  for  industrial  development; 
and  to  participate  with  CDC  and/or  the  tenants (s)  in  the  development  and 
management  of  the  industrial  site. 
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B.   Acquisition  of  Real  Estate  (Map  12  as  revised;  Page  33b) 

EDIC  proposes  to  acquire  by  deed  from  the  BRA  an  estimated  179,692 
square  feet  (SF)  of  real,  estate;  EDIC  also  proposes  to  acquire  by  deed  froa 
the  D?W  an  estimated  44,642  SF  of  real  estate;  and  by  deed  froa  the  City  of 
Boston  53,213  SF.   (Map  12  as  revised;  Page  33b).  The  total  land  area  is 
approximately  277,552  SF  or  about  6-4  acres.   (Append!:-:  C  as  revised) 

The  BRA  properties  are  currently  vacaat,  except  for  three  temporary 
uses:   1)  a  trailer  serving  as  a  methadone  drug  treatment  center,  2)  parking 
facility  for  Boston  City  Hospital  employees,  and  3)  a  gas  station.  All  of 
the  properties  are  under  a  30-day  cancellable  license  froa  the  BRA.  The 
DPW  property  is  also  vacant,  except  for  an  existing  one  story  frame  commercial 
building  which  will  be  demolished. 

The  BRA  property,  totalling  approximately  179,692  SF,  was  acquired 
under  the  South  End  Urban  Renewal  Plan.  Based  upon  a  re-use  appraisal  the 
BRA  has  established  a  sales  price  of  $2.00  per  SF  for  its  property. 
(Section  IV-G,  entitled  Financial  Plan  as  revised) 

The  DPW  property,  totaling  approximately  44,642  SF  was  acquired 
as  right-of-way  land  for  the  now  cancelled  Southwest  Expressway.  Due  to 
the  size  and  configuration  of  the  properties,  which  make  them  of  little 
v-ilue  3?W  will  cransfar  the  properties  to  r.DIC  ac  no  cose  to  lM  ui<_y. 

After  the  appropriate  actions  are  taken  to  discontinue  the  indicated 
streets,  totaling  approximately  53,213  SF,  the  City  will  transfer  the  same  to 
EDIC  at  minimal  or  no  cost. 


^  Letter  from  Michael  Westgata,  Director  of  EDIC,  to  Anthony  Pangaro, 
Souchwest  Corridor  Development  Coordinator  for  the  Massachusetts  Department 
of  Public  Works,  July  19  76  Appendix  B. 

Testimony  of  Anthony  Pangaro,  Southwest  Corridor  Development  Coordinator 
for  Massachusetts  Department  of  Public  Works.   Public  Hearing  on  CTIP,  _, 

December  14,  1976.   Appendix  F.  1 


C.   Land  Use  Plan  (Maps  13a,  13b,  as  revised;  Pages  33c,  33d) 

The  activities  proposed  for  Che  Economic  Development  Area  are 
primarily  manufacturing  uses,  with  some  wholesale  and  retail  uses  being 
investigated  as  possibilities-   Various  studies  of  the  area  have  confirmed 
industrial  uses  as  most  appropriate.-*  The  araars  excellent  accessibility 
will  be  strengthened  further  by  the  new  Crosstown  Arterial  Street  adjacent 
to  the  site,  slated  to  begin  construction  in  Spring  1978. 
1.   Types  of  Industries  and  Tenants 

The  industries  most  beneficial  to  the  communities  have  been 
identified.  Based  on  early  1970' s  city-wide  studies  of  target  industries 
at  the  two  digit  Standard  Industrial  Classification  level, 6  an  updated 
study  was  conducted  that  emphasized  minority  hiring  patterns,  employee 
density  and  other  factors  important  to  the  Southwest  Corridor.   The 
nine  target  industry  selection  shown  on  Table  5,  has  served  as  a  guide 
in  preliminary  marketing. 

Refinement  of  the  target  industry  identification  to  the  three 
or  four  digit  level  focused  on  labor  force  needs,  with  additional 
emphasis  on  identifying  companies  that  meet  certain  employment  criteria,. 


3  The  following  studies  have  confirmed  industrial  uses  as  most  appropriate 
for  this  area. 

South  End  Urban  Renewal  Plan.   Boston  Redevelopment  Authority, 
Adopted  1955 
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Housing  Innovations,  Inc.,  September  1974. 
6  "EDIC  Industrial  Recruitment  Program,"   EDIC,  October  1973. 
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rQr   e:-amole   target  companies  should  have  new  jobs  available  for  Boston 
residents,  be  responsive  to  employing  minorities,  and  pay  at  least  the 
local  living  wage.   Some  of  the  criteria  have  been  applied  by  the  Joint  (1 

Center  for  Urban  Studies  in  their  reviews  of  individual  companies  through 
their  files  on  all  New  England  firms.   The  first  step  of  the  reviews 
matched  the  labor  force  within  commuting  distance  of  the  site  with  those 
three  digit  industry  groups  in  New  England  which  could  best  use  their  age,        g 
educational  and  minority  characteristics.  The  second  step  of  the  review 
provided  a  list  of  those  New  England  companies  in  the  matching  industries         | 
which  met  criteria  on  age  of  firm,  minimum  number  of  employees,  sales  and 
-^net  worth  growth,  and  employment  growth.  The  thrust  of  the  marketing  effort      ™ 
was  directed  at  these  companies,  I 

Once  a  company  indicated  a  serious  interest  in  locating  on  the 
project  site  additional  criteria  was  applied.   Evaluation  included  firm's  .       P 
financial  statements,  employment  plan,  space  needs,  economic  impact,  and  m 

market  conditions  for  the  firm's  products.   (Section  IV-I,  entitled  Marketing 
and  Tenant  Selection  Plan).   Each  potential  tenant  may  have  special  requirements  | 
such  as  high  visibility  or  extra  loading  areas  that  can  be  accomodated  on 


the  most  appropriate  parcel. 


As  a  dirac 


-\  ■;  -= 


result  at    the  marketing  effort,  GDC  secured  a  latter 


I 


of  intent  from  the  Digital  Equipment  Corporation  (DEC)  of  Haynard,  Massachusetts 
to  locate  a  new  light  manufacturing  facility  on  Parcels  One  and  Four  of  CTIP.     1 
This  company  and  its  planned  facility  satisfied  all  of  the  established  criteria   | 
referred  to  above.   A  copy  of  the  letter  of  intent  is  set  forth  in  Appendix  G. 
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2.   Preliminary  Site  Plans  (Maps  13a,  13b,  as  revised;   Pages  33c,  33d) 
Haps  13a  and  13b  illustrates  the  preliminary  site  plans  for 
the  DEC  facility  which  will  be  developed  in  two  phases.   As  Phase  One  the 
corporation  is  interested  in  establishing  an  initial  58,000  SF  one  story  light 
assembly  facility  on  Parcel  One,  which  is  described  in  Map  13a.   Construction 
is  planned  to  start  in  the  Spring,  1978.   The  potential  maximum  employment 
capacity  for  this  type  of  facility  is  projected  at  300  over  a  three  year 
period.   In  addition,  DSC  will  retain  an  option  under  Phase  Two  to  expand 
the  facility  to  a  maximum  of  125,000  SF.  This  would  involve  a  direct  extention 
of  the  initial  facility  or  an  adjacent  separate  structure  of  approximately 
67,000  SF. 

Loading  and  parking  designs  for  the  initial  58,000  SF  facility 
meet  city  standards  for  traffic  construction.  The  main  entries  to  the  site  ■ 
will  be  on  Hampden  Street  and  the  new  CrossTown  Arterial  Street  when  completed. 
The  building's  image,  signing,  and  landscaping  will  be  oriented  towards  the 
new  arterial  screet.   Security  features  in  site  planning  and  building  design 
are  being  investigated  to  insure  the  safety  of  employees,  capital,  equipment 
and  personal  properties.   Parking  would  be  situated  on  land  conveyed  from 
D?^T. 

D .   Land  Improvements 

Demolition,  clearing  and  rough  grading  are  virtually  complete, 
and  main  utility  lines  are  available  on  adjacent  streets  for  Phase  One. 
Public  improvements  such  as  relocation  of  streets,  sidewalks  and  utilities 
will  be  undertaken  for  Phase  Two.   Costs  of  these  improvements  would  be 
borne  by  various  public  sources.   The  remaining  private  site  improvements 
are  generally  categorized  as  building  costs  to  be  borne  by  the  developer. 
These  include  private  utility  installations,  utility  hook-ups,  landscaoing, 
parking  and  the  building  itself.   The  major  land  improvement  in  the  vicinity 


cf  the  CTIP  is  the  proposed  Cross town  Arterial  Street.   The  new  arterial 
street  is  scheduled  to  begin  construction  in  1978,  at  a  cost  of  $8  million. 
The  street  will  provide  highly  visible  frontage  and  excellent  access  to  all 
phases  of  the  CTIP. 

E.  Environment 

The  CTIP  will  have  a  positive  impact  on  the  physical  and  economic 
environments  of  the  Roxbury-South  End  counaualtias .  The  re-usa  of -blighted 
land,  the  construction  of  a  new  manufacturing  plant  and  the  new  Crosstown 
Arterial  Street  will  upgrade  the  physical  conditions  on  site  and  on  adjacent 
properties.   Site  planning,  utility  layout  and  traffic  circulation  plans 
have  eliminated  potentially  adverse  impacts  on  adjacent  commercial  and 
institutional  users.   No  residential  uses  abuts  any  of  the  properties  in 
project  site.   Zoning  regulations  and  urban  design  guidelines  provide  land— 
seeping  and  traffic  pattern  recommendations  that  protect  nearby  residential 
areas  from  the  light  industrial  users  on  the  site.   During  construction, 
standard  safety  and  environmental  measures  will  be  utilized  to  minimize 
air  pollution,  noise  and  other  temporary  potential  hazards.   Other  economic 
impacts  from  the  project  such  as  construction  jobs  and  permanent  job3  are 
identified  in  Section  IV,  H,  entitled  Economic  Impact. 

F.   Traffic  Plan   (Haps  14a,  14b;  Pages  33f,  33g) 
1.   New  Crosstown  Arterial  Street 

The  new  Crosstown  Arterial  Street  is  scheduled  to  begin 
construction  in  1978.   The  intersection  abutting  the  CTIP  at  Massachusetts 
Avenue -and  the  Southeast  Expressway  is  the  scheduled  starting  point.  The 
new  arterial  street  will  provide  irore  eEficient  local  traffic  circulation 
from  either  Forest  Kills,  or  Jackson  Square  along  Tremont  Street  through  , 
Ro::bury  Crossing,  and  ending  at  the  intersection  of  Massachusetts  Avenue 
and  the  Southeast  Eiroresswav.   The  street  will  facilitate  truck  aarl  oaa^ngw 


traffic  to  the  CTI?  thus  Uniting  impacts  on  smaller  side  streets  and 
•  Lassachusetts  Avenue.   This  new  four  lane  street,  designed  to  carry  an 
average  of  40,000  vehicles  per  day  at  this  location  by  1930.  abuts  the  CTIP. 
Site  plans  have  been  designed  to  allow  construction  prior  to  final  completion 
of  the  arterial  street  if  delays  occur  in  its  construction.  Access  and  egress 
to  the  site  are  available  even  if  the  construction  of  the  street  is  delayed. 

Other  roadway  iaproveEents  in  the  vicinity  of  the  site  include 
the  reconstruction  of  the  elevated  entrance  and  exit  raaps  of  the  Southeast 
Expressway  at  Massachusetts  Avenue.  This  work  is  scheduled  to  be  completed 
in  early  Fall  1977.  A  future  transit  service  is  planned,  which  would  run 
along  a  parallel  strip  of  land  between  the  site  and  the  arterial  street. 

a.  New  Traffic  Generation 

Traffic  generation  estimates  were  completed  for  both  phases 
of  the  project  (.laps  13a,  13b,  as  revised;  Pages  33c,  33d).  Estimated  trips 
per  day  and  per  peak  hour  were  compared  to  the  capacity  of  the  one  lane 
internal  roadway;  the  site  could  handle  expected  peak  hour  traffic.   This 
traffic  from  the  site  would  probably  not  generate  more  than  16  truck  trips 
per  day,  about  6%  of  site  traffic.  The  site  is  being  developed  for  labor 
intensive  light  manufacturing  uses,  and  not  for  truck  intensive  distribution 


uses  . 


Estimated  trips  per  day  were  compared   to  Vehicle  Trips  Per 
Dya    (VTD)    on   the   Crosstown  Arterial   Street,    the  main  access    to   the   site. 
C_rap    14b;    Page  33a)      Site   traffic  would  be  a  maximum  of    300  vehicle   trips 
per  day  of   1%   of   the  number   on   the   street  has   taken  into   account    the   industrial 
uses   of   the   CTI?.      As   indicated  by   the  above  figures,    development   of   the 
site  will  not  have   a  major  impact  on   the   future    traffic  pattern. 
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3.   On  Sits  Improvercents 

Parking  will  be  providsd  on  site,  according  to  the  Boston 
zoning  cods.   Loading  will  be  providsd  according  to  the  Boston  zoning 
cods,  with  additional  loading  bays  provided  according  to  tenant  needs. 
Parking,  loading  and  ssrvice  roads  will  be  landscaped  according  to  zoning 
and  urban  design  requireuants . 
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TABLE  5.   TARGET  INDUSTRIES 


A.  EVALUATION  OF  NINE  PRELIMINARY  TARGET  INDUSTRY  GROUPS 
MOST  SUITED  FOR  BOSTON'S  CROSSTOWN  INDUSTRIAL  PARK 

(SIC  =  Standard  Industrial  Classification  Code) 

Best  -  Precision  Instruments  (SIC  38)      Intermediate  -  Printing  (SIC  27) 
Fabricated  Metals  (SIC  34)  Machinery  (SIC  35) 

Chemicals  (SIC  28)  Elec.  Machinery  (SIC  36) 

Moderate  -  Apparel  (SIC  23) 
Paper  (SIC  26) 
Food  (SIC  20) 

Criteria  Used  in  Evaluating  Each  Industry  Relative  to  All  Manufacturing  in  Boston 

1.  Employment  Growth  1970-1974 

2.  Projections  for  Employment  Growth  1975-1980 

3.  Percent  Blue  Collar  Occupations  1970 

4.  Layoffs  Per  100  workers  1975  (indicates  available  labor) 

5.  Average  Hourly  Wages  1975 

6.  Space  Intensity  (Employees/sq.f t. ) 

7.  Total  Turnover  Rate  1975   (Accessions  &  Separations) 

8.  Percent  Minority  Employees 

Source:   CDC  of  Boston  "Preliminary  Review  of  Target  Industry  Groups" 
March,  1976 

B.  EXAMPLES  OF  INDUSTRIES  MATCHING  LABOR  PROFILE  OF  POTENTIAL  COMMUTERS 
TO  CROSSTOWN  INDUSTRIAL  PARK 

(Labor  Profile  on  Tables  1  and  2) 

Photography  Equipment  &  Supplies  (386) 

Cutlery,  Hand  Tools  &  Other  Hardware  (342) 

Fabricated  Structural  Metal  Products  (344) 

Soaps  &  Cosmetics  (284) 

Drugs   (283) 

Miscellaneous  Chemicals  (289  ) 

Printing,  Publishing  &  Allied  Industries  (272-279) 

Newspaper  Printing  (271) 

Metal  Working  Machinery  (354) 

Office  and  Accounting  Machines  (357) 

Radio,  TV  &  Communications  Equipment  (365) 
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C.    Financial  Flan 

1.   Development  Strategy  B 

The  site  of  approximately  6.4  acres  within  Parcels  One  and  Four  constitute 
the  extent  of  the  development  for  the  proposed  CT1P  at  this  time.   The  site  wilL 
be  assembled  by  EDIC  from  the  BRA,  the  DPU  and  the  City,  the  current  owners  of 
the  land.   EDIC  will  own  the  assembled  land,  referred  to  in  Appendix  C,  as  revised, 
and  proposes  to  lease  the  Phase  One  land  to  DEC  for  the  construction  of  the 
initial  facility  consisting  of  approximately  58,000  SF.  The  term  of  the  lease 
will  be  twenty  years.   The  CDC,  as  the  developer  for  DEC,  will  construct  the 
facility,  and  the  construction  costs,  approximately  $2,100,000,  will  be  financed 
through  tax-exempt  Revenue  Bonds  issued  by  EDIC.   These  bonds  will  be  amortized 
by  the  lease  revenues  and  do  not  represent  a  direct  debt  or  obligation  of  the 
City.   Ownership  of  the  Phase  Two  land  will  be  retained  by  EDIC  and  DEC  will 
have  an  option  to  lease  this  land  for  the  construction  of  an  expansion  or  separate 
facility  of  approximately  67,000  SF. 

At  any  time  during  the  Phase  One  lease  term  DEC  will  have  an  option  to 
purchase  the  Phase  One  land  and  facility  and  to  purchase  the  Phase  Two  land  (and 
facility  if  financed  by  EDIC).   The  purchase  price  for  the  Phase  One  land  and 
facility  will  be  $238,320.   The  purchase  price  of  Phase  Two  will  be  $71,064. 
in  r-.izhar  case,  DEC   would  remain  obligated  co  eicher  pay  or  redeem  all  outstanding 
EDIC  Revenue  Bonds  issued  to   finance  the  facilities.   At  the  end  of  the  20  years 
lease  term,  DEC  will  have  the  option  either  to  surrender  the  Phase  One  and  Phase 
Two  sites  and  facilities  to  EDIC,  purchase  Phase  One  and  Phase  Two  for  $283,320 
and  $71,054,  respectively,  or  renew  the  lease  for  a  term  of  ten  additional  years 
at  an  annual  rental  equal  to  one-tenth  of  the  aforementioned  purchase  prices. 
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2  .   Financing  Plan 

To  initiate  the  development  of  Parcels  One  and  Four  of 
CTIP,  the  City  Council  must  approve  expenditures  for  land  acquisit>»fl. 
and  public  works  improvements  by  EDIC,  and  a  potential  assumption 
of  the  Phase  One  lease  obligation  or  Revenue  Bond  redemption  by 
EDIC.   To  be  specific: 

(a)   EDIC  proposes  to  acquire  properties  currently 
owned  by  the  BRA,  the  DPU  and  the  City  and  to  possibly 
lease  adjoining  properties  to  be  used  as  temporary 
parking,  storage  and  marshaling  areas  during  the  develop- 
ment of  the  site.   The  land  acquisition  price  from  BRA. 
as  determined  by  the  BRA  on  the  basis  of  a  re-use 
appraisal  is  $2.00/sq.  ft.  ($2S3,320  for  the  Phase 
One  land  and  $71,064  for  the  Phase  Two  land).   The 
remaining  land  within  Parcels  One  and  Four  is  expected 
to  be  acquired  at  minimal  or  no  cost  from  the  DPW  and 
the  City.   It  is  expected  that  as  much  as  $380,000  may 
be  needed  to  meet  the  costs  associated  with  the  acquisir> 
tion  and  initial  development  of  the  site  including 
rental  of  temporary  parking  facilities  during  construc- 
tion, rental  of  temporary  parking  facilities  during 
construction,  rental,  maintenance  and  repair  of  office 
and  storage  space  for  the  tenant  preparing  to  locate  on 
the  site  and  fencing.   In  addition,  due  to  the  nature 
of  the  development  parcels,  the  discontinuance  of  City 
streets  and  required  relocation  of  utilities,  it  will 
be  necessary  for  EDIC  to  expend  up  to  $700,000  for 
public  works  improvements  during  the  first  year  or  so 
of  EDIC  ownership.   To  defray  a  portion  6f  the  costs, 
EDIC  will  seek  a  grant  of  $560,000  from  the  Economic 
P  :  v  ■*.  in  d?.5.i  c  Administration,  II.  S  .     Department  of  Commerce. 
Such  grant  may  require  a  .Local  matching  share  o  t  a  p  to 
$140,000  from  the  City. 

(b)   In  order  to  provide  funds  for  site  acquisition 
and  a  portion  of  the  site  development  costs,  it  is 
proposed  that  the  City  issue  general  obligation  bonds 
in  an  amount  not  to  esceed    $520,000  and  to  grant  the 
proceeds  of  the  bonds  to  EDIC  upon  its  request.   The 
general  obligation  bonds  may  be  issued  under  the  loan 
order  of  the  City  Council  effective  September  6,  1973 
(amended  June  5,  1974).   The  total  unallocated  amount 
remaining  under  loan  order  is  approximately  $3.7  ni ill ion. 
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c)  As  stated  above,  the  construction  cost  of  the  Phase  One  facility 
will  be  financed  by  the  issuance  of  not  in  excess  of  $2,200,000  Revenue  Bonds 
of  EDIC.   These  Revenue  Bonds  will  be  solely  the  obligation  of  EDIC  and  will 
be  secured  by  rentals  received  with  respect  to  the  Phase  One  facility  frora  DEC 
or  other  tenants.   Under  the  proposed  lease  agreement  for  Phase  One,  the  tenant,  - 

DEC,  will  have  the  option  in  the  tenth  year  to  vacate  the  project  and  surrender 
ail  right  and  control  to  EDIC.   In  such  event,  EDIC  will  become  obligated  for 
all  costs  of  maintaining  the  project  and  the  in— lieu-of— tax  payments  from  DEC 
will  cease.   EDIC  will  also  become  primarily  responsible  for  the  payment  of 
debt  service  on  then  outstanding  Revenue  Bonds  issued  for  Phase  I  (approximately 
$.1,500,000  in  principal  amount).   For  the  remainder  of  the  original  lease  term 
EDIC  nay  lease  the  Phase  One  (and  Phase  Two)  facility  to  ether  tenants  and  apply 
the  rentals  received  to  the  payment  of  the  Revenue  Bonds.   In  addition,  if  DEC 
should  vacate  the  project,  it  is  proposed  that  the  City  agree  to  appropriate  to 
EDIC  under  Section  11  of  Chapter  1097  of  the  Acts  of  1971  at  one  time  or  frora 
time  to  time  such  amounts  as  are  necessary  to  redeem  or  pay  such  Revenue  Bonds 
(less  such  amounts  as  EDIC  receives  in  rentals  for  the  facility) .   While  DEC  will 
remain  obligate  to  pay  the  debt  service  on  the  Revenue  Bonds  to  the  extent  EDIC 
fails  to  re-lease  the  project  at  a  sufficient  rental  and  the  City  fails  to 
appropriate  amounts  to  EDIC  to  enable  it  to  service  the  debt. 

d)  As  Indicated  in  paragraph  (c)  above,  it  is  proposed  that  the 
Collector-Treasurer  of  the  City,  with  the  approval  of  the  Mayor  and  Corporation 
Counsel,  be  authorized  to  execute  an  agreement  between  the  City  and  EDIC  obligating! 
the  City  to  appropriate,  from  available  revenues  or  from  the  proceeds  of  bonds 
issued  by  the  City,  to  EDIC  such  amounts  as  are  required  in  aid  of  the  Phase  One 
project  if  DEC  exercises  its  option  to  vacate  the  project.   While  the  City  will 

not  be  directly  obligated  for  the  payment  of  the  EDIC  Revenue  Bonds,  its  agreement 
to  appropriate  moneys  to  EDIC  will  be  a  general  obligr^tion  of  the  City.   The 
City  will  have  the  option  of  either  causing  EDIC   to  redeem  all  Revenue  Bonds 
outstanding  in  the  tenth  year  (approximately  $1,500,000)  or  paying  such  Bonds  in 
accordance  with  their  terms  at  a  proposed  interest  rate  equal  to  75%  of  the  then 
prime  lending  rate  (subject  to  a  minimum  rate  of  5%  and  a  maximum  rate  of  S%  per 
annum) . 

In  the  case  of  the  development  of  CTIP  Parcel  One,  in  addition  to  the 

generation  of  employment  for  Boston  residents,'  the  generation  of  new  revenue  from 

the  City  exceeds  the  annual  interest  and  amortization  cost  of  the  GO  bonds.   The 

comparison  of  cost  and  revenue  to  the  City  is  presented  In  Table  6.   In  the  long 

term,  EDIC  expects  to  generate  to  the  City  payments 
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in   lieu  of   property   taxes   equivalent   to   approximately   21%   of    tenant's   annual 
net    rental   payrr.ent   or  owner's   annual   occupancy  cost   for   the   facility   for 
Phase  One   and   30%   for  Phase  Two. 

TABLE   6 
CITY  OF  BOSTON   CASH  POSITION 

City   of  Boston  share   of  project   cost  =  $520,000.      This    cost  is    to 
be   financed  with   City   General  Obligation  bonds   at   an   anticipated  interest 
rate   of   7.75%    for  20   years   annual   debt   service  cost  will  be   $51,240. 

City's   Cash  Position* 

Phase   I  Phase   II  Total 

Income                                         40,600—                             70,350***  110,950 

Expenditures****                 29,554                                 21,673  51,227 

Net                                             11,046                                48,677  59,723 

Cumulative   for  $220,920  $973,540  $1,194,450 

20   years 


*Does   not    include   contingent  obligation  of  GO   Bonds   in    the   amount   of 
$1,400,000. 

**$.70   per  square   foot   on   58,000    square   feat    (21%  of  net   rental) 

***$!. 05    per  square   foot   on. 67, 000   square   feet    (30%   of  net    rental) 

****Phase   I,    $300,000   at   7.75%    for  20  years 
Phase    II,    $220,000    at   7.75%    for   20   years 
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H.    Economic  Impact 

The  development  of  the  CTIP  will  provide  economic,  physical  and 
social  benefits  to  the  Roxbury  and  South  End  communities,  to  the  surrounding 
industrial  area,  and  to  the  City  of  Boston.   The  projected  economic  benefits 
resulting  from  the  development  are  set  forth  in  Table  7,  Page  36a. 

In  g:  neral,  they  include  an  estimated  300  permanent  jobs,  53 
construction  jobs,  and  estimated  construction  expenditure  of  $2,100,000.  . 
Assuming  20%  of  the  new  permanent  employees  were  presiously  unemployed, 
there  will  be  an  additional  $704,000  in  annual  private  payroll  to  the  new 
workers  (vs.  $210,000  public- unemployment  payments)!  84%  would  be  in  the 
form  of  spendable  income  for  savings  and  consumption.   The  net  increase 
in  spendable  income,  between  unemployment  and  private  wage,  is  significant. 
This  increase  is  available  for  spending.  In  local  retail  and  service 
es  tablishments . 

The  firm  or  firms  moving  in  can  be  expected  to  generate  $5  to 
$10  million  in  sales,  to  have  an  annual  payroll  of  about  $3.1  million,  and 
to  generate  subcontracts  of  $1  to  $3  million. 

The  fiscal  impacts  on  the  City  of  Boston  are  significant.   The 
City  of  Boston  will  receive  new  property  tax  revenues  through  in  lieu  of  tax 
payments.   The  physical  upgrading  will  reescabiioh  che  i^a's  image  as  a 
viable  industrial  district,  encourage  additional  public  and  private 
investment  in  the  area,  and  gradually  produce  spin  off  property  tax  revenues 
for  the  City.   Annual  impact  on  the  state  includes  new  payroll  tax  revenues 
from  the  formerly  unemployed,  sales  tax  revenues  from  new  spendable  Income, 
and  new  corporate  tax  revenues. 

Social  benefits  to  the  residHnts  of  the  community  affected  include 
employment  vs.  unemployment,  opportunities  for  skill  training  and  job  . 
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TABLE  7 
PROJECTED  ECONOMIC  BENEFITS  OF  CROSSTOwS  INDUSTRIAL  PARK 
53,000  Square  Feet  (SF)  Phase  One  Building 


Employment 

Construction  Jobs-1-  53 

Permanent  Jobs^  3qq 

Total  Site  Improvement  and  Building  Construction  Cost 

53,000  at  $3b/SF3  $2,100,000 

Annual  Permanent  Private  Payroll"'f  $3,152,000 

New  Annual  Private  Payroll-*  $   704,000 

Annual  Spendable  Income 6  $2,950,000 

Hew  Spendable  Private  Income?       .  $   590,000 

Annual  Fiscal  Impact 

Increase  in  Boston's  gross  Property  Tax  Revenue  $    40,600 

or  in  lieu  of  tax  payments 
Ir.crease  in  State  Revenue 

Payroll  Tax  Revenue^  $    22,000 

Sales  Tax  Revenue!0  $     2,000 

Corporate  Tax  Revenue11  $    70,000 

Total  Increase  in  State  Revenue  $    94,000 

7  o 

Annual  Decrease  in  Unemployment  Payments"  c?   420,000 
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Tabic  7  footnotes 

1.  Assume  1  job/$40,000  construction  cost.  EDICc 

2.  Maximum  employment  projection  by  tenant 

3.  Includes  Site  preparation,  foundation  and  building.   CDC 

4.  U.S.  Bureau  of  Labor  Statistics  "News'*  March  S,  1976. 

5.  Assume  20%  of  permanent  jobs  fo  to  formerly  unemployed;  equals  63  jobs. 
All  of  this  new  private  payroll  is  shown.   CDC. 

6.  Est.  of  84%  of  gross  wage  is  spendable  after  federal'  and  state  taxes. 
U.S.  Bureau  of  Labor  Statistics. 

7.  Assume  68  workers  formerly  unemployed  now  have  all  private  spendable 
income. 


e  rent  of  $3.30/SF  and  21%  of  net  rental  as  in  lieu  of  tax  payments. 


9.   Revenue  from  state  payroll  tax  on  gross  wage  of  63  workers  formerly 
unemployed.   Assume  3 . 3%  rate.   CDC  and  DES. 

10.  Revenue  from  increase  in  spendable  income  by  68  workers  formerly  un- 
employed.  Assume  25%  is  subject  to  state  sales  tax.   CDC. 

11.  Assume  20  jobs  =  $1  million  sales,  and  $1  million  sales  =  $4200 
corporate  tax.   $8.5  million  sales  annually  for  all  firms  yields 
$35,700  tax  revenue.   CDC. 

12.  Assume  $118/wk  (3  dependents)  annually  for  63  workers.   CDC  and  DES. 
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upgrading,  inproved  community  image,  and  increased  expenditures  within 
locally  owned  service  and  commercial  establishments.   Finally,  these 
improvements  will  contribute  to  the  stabilization  of  the  cit}rTs  industrial' 
base  and  deter  additional  industrial  out-migration  to  the  suburbs. 
I.   Marketing  Plan  and  Tenant  Selection  Plan 
1.   Marketing  Plan 

Preliminary  marketing  efforts  have  resulted  in  an.  expressed 
interest  in  the  CTIP  by  numerous  firms  including  DEC.   These  interested 
businesses  have  been  provided  with  detailed  information  on  the  CityTs 
labor  markets.,  commuting  patterns,  tax  incentives-,  financial  plan,  and 
implementation  schedule.   The  marketing  plan  for  all  parcels  is  described 
below. 

a.  Market  Survey  Questionnaire  (Completed) 

A  market  survey  questionnaire  was  distributed  to  800 
Boston,  regional  and  national  firms  with  the  endorsement 
of  the  Boston  Chamber  of  Commerce.   E.espondents  who  indicated 
interest  in  an  urban  industrial  park  have  been  contacted 
and  interviewed. 

b.  Personal  Contacts 

Leads  and  referrals  from  personal  contacts  are  being 
followed  up.   Attendance  at  national  manufacturers 
conferences  provided  a  number  of  leads.   Interested 
businesses  have  jaen  contacted.   Other  personal  contacts 
have  been  ma.de  with  the  purchasing  agents  at  local 
hospitals  and  hospital  suppliers.   Personal  contacts 
will  be  made  with  those  50-100  firms  identified  as  the 
best  possibilities  through  the  Joint  Center  Search 
(Section  IV-C,  entitled  Land  Use  Plan,  Types  of  Tenants) . 

c.  Advertisements 

At  this  time,  the  project  is  described  in  the  "Boston 
Means  Business"  brochure  by  EDIC,  which  is  widely 
distributed  in  the  business  community.   Two  promotional 
brochures  have  been  distributed  on  a  limited  basis  to 
interested  persons,  and  will  be  part  of  a  widespread 
mailing.   Advertisements  will  be  placed  in  several  types 
of  publications:   (a)  national  and  regional  trade  journals 
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of  targeted  industries,  (b)  regional  business  and  real 
estate  journals,  (c)  local  and  regional  newspapers.  On 
site  advertising  signs  also  will  be  done. 

d.  Press  Coverage 

The  project  already  has  received  city  wide  publicity 
through  newspaper  articles,  community  meetings  and 
business  conferences  on  the  Southwest  Corridor.   At 
key  events  in  the  projects,  public  interest  press 
releases  and  articles  will  be  sent  to  local  and  national 
newspapers. 

e.  Brokerage  Listings 

The  project  will  be  placed  on  open  listings  with  major 
Boston  based  real  estate  brokerage  firms. 

f.  Mailings 

The  brochure  and  cover  letter  will  be  Trailed  to  500  to 
1000  firms  identified  in  the  Joint  Center  file  as  likely 
candidates  for  expansion  to  an  urban  area.   Mailings  also 
will  be  sent  to  major  minority  manufacturers  across  the 
nation,  (e.g.  National  Association  of  Black  Manufacturers> 
one  of  the  prime  target  groups  for  marketing)- 

2.   Tenant  Selection  Plan 

Potential  tenants  will  be  evaluated  by  rn.ea.ns  of  several 

criteria,  in  order  to  select  firms  who  can  make  the  maximum  economic 

inoact  on  Boston.   For  example,  a  good  potential  tenant  will  pay  at 

least  the  average  manufacturing  wage  in  Boston,  have  financial 
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•.ad  growth  potential,  and  provide  new  jobs  Jo  .c  Boston  residents. 

a.   Employment  Plan 

The  Employment  Plan  of  the  firm  is  the  key  factor  in 
measuring  its  economic  impact  on  Boston. 

Data  to  be  evaluated  include: 

.1)   Employees;  the  total  number  of  workers,  (pro- 
duction and  nonproduction)  ,  the  number  of  new  jobs 
available  for  Boston  residents,  and  projected  job 
exoansion  in  5  years, 
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2)  Wages  to  Production  Workers  relative  to  "Living 

Wage"  in  Boston, 

3)  Minority  employment  at  present,  Affirmative  Action 
Plans,  and  what  %  of  new  jobs  would  be  aimed  at  . 
minorities, 

4)  Training;  Current  in-house  training  programs, 
needs  for  publicly  sponsored  on  the  job  training 
and  classroom  training,  and  utilization  of  City 
Placement  Services  and  Training  Graduates. 


b.     Space  Needs 


The  space  needs  of  a  tenant  are  a  means  of  identifying 
the  most  appropriate  site  within  the  development,  area 
for  the  potential  tenants.   Factors  include  building 
size  and  type,  land  area  access,  loading  requirements 
and  visibility  requirements. 

Tax  incentives 

Ta:-:  incentives  available  to  the  potential  tenant  will 
be  evaluated  as  part  of  the  economic  impact  analysis, 
such  incentives  include  the  Urban  Job  Incentive  and  the 
investment  ta::  credit. 

Economic  Impact 

The  economic  impact  of  a  potential  tenant  is  estimated 
from  his  proposed  capital  expenditures,  employment  plan, 
space  needs,  tax  incentives  and  fiscal  costs.   The 
estimates  will  be  compared  to  the  economic  impact  of 
300  jobs  as  described  in  Section  IV— I. 

Environment  and  Zoning 

A  ticrxn't'  s  operating  characteristics  will  be  evaluated 
according  to  local  zoning  and  other  applicable  codes. 

Market  Conditions 

Market  conditions  for  the  products  of  the  potential 
tenants  will  be  reviewed  by  comparing  data  on  local 
and  national  trends. 

Schedule 

Schedule  of  occupancy  will  be  a  factor  in  site  selection. 
Tenant  selection  will  be  aimed  at  those  firms  which  can 
best  benefit  from  the  high  visibility  from  Massachusetts 
Avenue,  from  the  direct  access  to  the  Southeast  Express- 
way, the  immediacy  of  land  availability  and  the  parcel 
configurations . 
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Manpower  Training  and  Job  Placement 


EDIC's  mandate  and  the  goal  of  CTIP  is  to  provide  jobs  for  Eoston 
residents.   One  of  the  specific  objectives  of  this  economic  development 
nrojact  is  to  expand  employment  for  community  residents  and  to  upgarde 
local  labor  force  skills.   Throughout  construction  and  during  permanent 
job  hiring,  EDIC  and  CDC.  will  work  with  contractors  and  tenants  to  utilize 
the  neighborhood  employment  centers  in  Roxbury  and  South  End  as  sources  of 
job  recruits.   Local  advertising  through  newspapers  and  community  groups 
also  will  be  used.   In  addition,  EDIC  and  CDC  are  working  with  the  City 
Manpower  Administration  and  the  State  Manpower  Training  Program  to  adapt 
their  On  the  Job  and  Classroom  Training  Programs  to  the  needs  of  future 
tenants  of  CTIP. 

These  efforts  of  EDIC,  CDC  and  the  community  groups  involved  in 
placement  and  training  should  assure  the  hiring  of  significant  numbers  of 
local  residents. 

K.   Property  Management  and  Lease  Requirements 

1.  Property  Management 

EDIC  will  bear  overall  responsibility  for  development  and 
management  of  the  property  and  will  delegate  specific  development  and 
management  responsibilities  to  CDC  or  co  tenants  as  appropriate. 

2.  Lease  Requirements 

a.  Any  applicable  urban  design  guidelines  will  be  implemented 
by  appropriate  covenants  or  other  provisions  in  agreements 
for  land  disposition  and  conveyance  executed  at  time  of 
conveyance. 

b.  EDIC  plans  to  lease  the  land  any  any  improvements  to 
tenants  in  accordance  with  site  plans  approved  by  EDIC.   The 
CDC  will  have  the  full  responsibility  for  marketing  the 
various  parcels  and  will  function  as   developer,  unless  tenants 
desire  to  undertake  construction  themselves. 
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c.  CDC  intends  to  begin  the  development  of  the  land  for 
tenants  and  complete  the  construction  of  improvements  in 
accordance  with  an  agreement  between  EDIC  and  CDC.' 

d.  All  tenants  shall  agree  not  to  sublease,  lease  or 
otherwise  transfer  the  interest  acquired  or  any  part 
thereof  without  the  prior  written  approval  of  EDIC. 

e.  No  covenant,  lease,  conveyance  or  other  instrument  shall 
be  affected  or  executed  by  EDIC,  by  CDC,  or  by  a  tenant 

or  any  of  their  respective  successors  or  assignees,  whereby 
land  in  the  project  area  is  restricted  by  EDIC,  CDC  or  a 
tenant  upon  the  basis  of  race,  creed,  color  or  national 
origin  in  the  sale,  lease  use  or  occupancy  thereof. 

f .  EDIC  shall  specifically  reserve  the  right  to  review  and 
approve  the  plans  and  specifications  any  tenant  with  respect 
to  their  conformance  with  the  project  plan.   Such  a  review 
shall  be  on  the  basis  of  a  site  plan  submitted  to  EDIC. 

No  construction  shall  take  place  until  a  site  plan  reflecting 
such  construction  shall  have  been  submitted  to  and  aoprovsd 
by  EDIC.   This  pertains  to  revisions  or  additions  prior  to, 
during  and  after  completion  of  the  improvements. 

g.  The  provisions  of  this  plan  specifying  the  land  uses  for 
the  project  area  and  the  requirements  and  restrictions 
with  respect  thereto  shall  be  in  effect  for  a  period  of 
forty  (40)  years  from  the  date  of  approval  of  this  plan, 
as  amended,  by  the  City  Council  of  the  City  of  Boston. 

h.  Land  disposition  agreements  will  also  include  all  other 
provisions  required  by  St.  1971,  c.  1097  and  such  other 
provisions  as  EDIC  may  require. 

L.    Relocations 

TK=:  development  proposal  within  -his  plan  involves  land  owne*.!  bv 
public  entities,  BRA,  B?VJ  and  the  City;  therefore  no  relocation  of  existing 
businesses  or  residences  is  required.   Three  temporary  uses  exist;  all  have 
33  day  cancellable  licenses  from  BRA.   A  methadone  treatment  trailer,  and 
gas  station,  will  be  relocated  at  no  cost  to  BRA  or  EDIC,  and  parking  for 
Eoston  City  Hospital  will  be  relocated  at  their  expense.   BRA  and  the  Mayor  have 
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r-'-f.-id  to  and  are  responsible  for  the  notification  to  users  to  relocate 
at  least  30  days  prior  to  site  improvements. 
M.    Preference  for  City  Presidents 

This  economic  development  plan  submitted  to  the  City  Council 
for  approval  shall  require  that. every  person  occupying  the  whole  or  any 
Dace  of  the  project  area  covered  by  such  plan  shall  make  every  reasonable 
effort,  in  employing  persons  in  his  business,  to  give  to  the  fullest  practi- 
cable extent  preference  to  residents  of  the  City,  and  in  particular  to 
those  in  neighborhoods  adjoining  the  project. 

N,    Community  Participation  £<  Public  Sector  Coordination 
1.   Community  Participation 

As  part  of  the  environmental  impact  and  planning  processes 
for  the  Southwest  Corridor,  numerous  public  hearings  and  community 
meetings  were  held.   The  citizens  within  the  Southwest  Corridor  are 
supporting  efforts  of  community  groups  to  reuse  land  for  industrial, 
commercial,  residential  and  recreational  purposes.   The  50  community 
groups,  including  CDC,  are  members  of  the  Southwest  Corridor  Land 
Development  Coalition  (SWCC)  which  seeks  to  represent  citizens  interests 
to  governmental  agencies  involved.   SWCC  supports  the  CrossTown  Indus- 
trial Park,  .in  the  effort  to  upgrade  the  employment  status  of  residents. 
The  South  End  Project  Area  Committee  (SEPAC)  supports  the  CTIP  and  has 
worked  with  CDC  in  its  planning.   EDIC  and  CDC  will  continue  to  work 
with  these  groups  during  the  planning  and  development  stages.   Members 
of  SWCC  and  SEPAC  and  other  interested  citizens  of  the  South  End  and 
Roxbury  communities  were  provided  with  a  copy  of  the  Economic  Develop- 
ment Plan  draft.   A  public  hearing  was  held  December  14,  19  76. 
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An  Advisory  Committee  of  Industrial  Developers  also  has  been 
established.   The  Committee  has  provided  periodic  input  during  feasibility 
and  preliminary,  marketing. 

2.   Public  Sector  Coordination 

EDIC  and  CDC  have  joint  cooperation  agreements  with  the  ERA 
and  the  D?v7  on  the  development  proposed  for  the  CTIP.   EDIC  and  CDC 
have  been  working  with  the  BRA  on  the  documents  and  procedures  necessary 
for  transfer  of  land  control  to  EDIC. 

On  June  9,  1976,  the  BRA  Board  of  Directors  formally 
designated  EDIC  as  developer  fo  the  BRA  properties. 

Work  also  has  been  done  with  the  Southwest  Corridor  Development 
Manager  on  documents  and  procedures  fcr  transfer  of  the  Massachusetts 
D?w  land  to  EDIC.   A  draft  of  the  land  disposition  agreement  has  been 
prepared  for  submission  to  the  DPW  Board;  their  positive  action  is  expected 
in  the  near  future. 


APPENDICES  (REVISED) 

EDIC  legislation. 

CorresDoader.ee  relevant  to  CrossTo^-n  Industrial  Park 

1.  Letter  from  Michael  Uestgata  of  EDIC  to  Anthony  Pangaro 
Southwest  Corridor  Development  Coordinator  on  transfer  of 
D?W  land  to  EDIC,  July  1,  1976 

2.  Letter  fron  Robert  Kenney  of  BRA  to  Michael  Uestgate  of  EDIC 
the  tentative  designation  of  EDIC  as  redeveloper  of  parcels 
X-52b  and  X-42. 

3.  Minutes  of  EDIC  Board  Meeting,  September  15,  19  76 
Detailed  Table  of  Parcelization  and  Ownership  (Revised) 
Summary  of  CDC  Accomplishments 

Sutsraary  of  Public  Hearing 

Selected  Testimony  fron  Public  Hearing 

Letter  of  Intent  Digital  Equipment  Corporation 
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APPENDIX   B 


Correspondence  relevant  to  CrossTown  Industrial  Park: 


1.  Letter  from  Michael  Westgate  of  EDIC  to  Anthony 
Pangaro,  Southwest  Corridor  Development  Coordinator, 
on  transfer  of  DPW  land  to  EDIC.   July  1,  1976. 

2.  Letter  from  Robert  Kenney  of  BRA  to  Michael  Westgate 
of  EDIC  on  tentative  designation.   November  22,  1976 

3.  Minutes  of  EDIC  Board  Meeting,  September  15,  1976 


\?.  domtd.'Ua   T; 


KEVIN  H.  WHITE 

MAYOR 

MICHAEL   VVESTGATE 
Executive  Director 


CITY  OF  BOSTON  1 1 

H 

July   1,    1976 

m 

Mr.  Anthony  Pangaro 

Southwest  Corridor  Development  Coordinator 

8  Asticou  Road 

Eoston,  MA.   02130 

Dear  Tony: 

As  you  are  aware,  my  agency  with  the  assistance  of  the 
CDC  of  Boston,  is  in  the  process  of  developing  land  previously 
designated  for  part  of  the  Southwest  Corridor  into  an  Industrial  Park 
We  have  included  in  our  planning  DPW  parcels  one  and  three,  as  well 
as  the  two  adjacent  BRA  parcels.   The  planning  process  has  reached 
the  point  where  it  is  now  necessary  to  discuss  and  implement  a 
gransfer  of  title  for  the  land  comprising  the  two  parcels.   Conse- 
quently, I  would  like  to  request  that  you  undertake  the  necessary 
steps  to  achieve  the  effective  transfer  of  title  from  the  Massachusetts 
DPW  to  EDIC. 

EDIC  was  created  by  Chapter  1097  of  the  Acts  of  1971  to  under- 
take economic  development  activities  in  the  City,  which  would  not  be 
attempted  solely  by  private  industry.   A  Board  of  Directors  was  create 
under  the  legislation  to  act  in  the  public  interest.   Various  tools 
were  given  them  to  accomplish  this  end,  such  as  Eminent  Domain  author^ 
and  revenue  bonding  power.   The  Corporation  functions  as  an  intregal  B| 
part  of  the  City's  economic  development  efforts  in  conjunction  with 
related  City  agencies.  ^^ 

The  Southwest  Corridor  Industrial  Park  Project  calls  for  con-  ^^ 
struction  to  take  place  over  an  approximately  five  acre  site.   Although 
the  assembled  land  is  a  prime  development  site,  its  current  parceliza4B| 
tion  strongly  inhibits  development.   As  noted,  there  are  four  separat^ 
parcels,  which  range  from  200  to  300  feet  wide  tapering  down  to  a  point 
of  zero  width.   In  our  opinion  the  two  DPW  parcels,  which  are  essentia^ 
to  the  project  have  no  inherent  value  due  to  their  size  and  conf igura-fPi 
tion.   Rounding  out  of  the  parcels  into  a  usable  site  can  only  be 
accomplished  by  the  proposed  land  acquisition.  ^— 

Successful  implementation  of  this  project  will  result  in  the 
creation  of  at  least  100  jobs,  a  large  percentage  of  which  will  be    ^— 
filled  from  the  immediate  Roxbury,  South  End  labor  pools.   These  two  |J 
areas  have  long  suffered  from  chronic  unemployment  and  currently  the 
rate  is  in  excess  of  14%.   Employment  opportunities  have  been  declinin 
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Anthony  Pangaro 

July  1,  1976 


steadily  for  the  past  20  years,  and  the  future  predictions  do  not 
indicate  any  reversal  of  the  trend.   EDIC  is  undertaking  this 
development  because  the  need  for  new  employment  is  clear,  but  the 
impetus  for  strictly  private  economic  expansion  is  lacking. 

Bearing  this  in  mind,  I  would  like  to  request  that  the  conveyance 
be  completed  for  no  cost  because  of  the  public  interest  involved. 
Industrial  development  in  the  City  of  Boston  requires  substantial 
public  financing  to  attract  industrial  firms  to  an  urban  location. 
To  make  a  project  feasible,  it  becomes  necessary  to  reduce  overhead 
costs  as  much  as  possible.   Since  land  costs  represent  a  large  percent 
of  a  development's  total  cost,  any  savings  in  this  area  becomes 
instrumental  in  ensuring  the  viability  of  that  project.   When  the 
feasibility  of  the  project  is  coupled  with  the  potential  benefits  to 
the  community,  your  actions  involving  the  conveyance  at  no  cost  becomes 
a  crucial  factor. 


Michael  Westgate 
Executive  Director 


MW : rme 
JL 


Boston  Redevelopment  Authority 


Robert  T.  Kenney  /  Director 


City  Hall 

1  City  Hall  Square 

Boston,  Massachusetts  02201 

Telephone  (617)  722-4300 


Mr.  Michael  Westgate 

Executive  Director 

Economic  Development  &  Industrial  Corp 

60  Congress  Street 

Boston,  Massachusetts   02109 


t9Y5 


RE 


Tentative  Designation/Parcels  X-52  &  42 


Dear  Mr.  Westgate: 

It  is  my  pleasure  to  inform  you  that  at  the  Board  Meeting  of  November 
4,  1976,  the  Boston  Redevelopment  Authority  approved  the  tentative 
designation  of  the  Economic  Development  and  Industrial  Corporation  as 
redeveloper  of  Parcels  X-52b  and  X-42  in  the  South  End  Urban  Renewal 
Area. 

This  tentative  designation  is  granted  subject  to  the  conditions  that 
you  submit  to  the  Authority  within  one  (1)  year; 

1.)  Evidence  of  the  availability  of  necessary  equity  funds,  as 

needed;  and 
2.)  Evidence  of  firm  financial  commitments  from  banks  or  other 

lending  institutions;  and 
3.)  Final  Working  Drawings  and  Specifications;  and 
4.)  Proposed  development  and  rental  schedule. 

As  you  know,  the  final  site  boundaries  of  Parcels  X-52b  and  X-42  are 
primarily  dependant  on  the  Right-of-Way  for  the  new  Southwest  Arterial 
Street,  and  MBTA  Easement,  which  will  abut  these  development  areas  to 
the  south  and  east.   The  Southwest  Corridor  Development  Office  of  the 
E.O.T.C.,  and  the  Authority  are  working  together  to  design  these  new 
transportation  facilities  and  establish  an  appropriate  Right-of-Way. 
The  South  End  Director,  Matthew  Currie,  will  keep  you  informed  as  to 
progress  on  these  street  designs.   I  would,  in  fact,  recommend  that 
your  staff  meet  with  Mr.  Currie,  and  appropriate  representatives  of 
the  Southwest  Corridor  Office,  and  the  Boston  CDC,  to  discuss  Arterial 
Streets,  and  the  proposed  transfers  of  various  BRA  and  PWD  properties 
This  would  assist  you  in  establishing  a  schedule  by  which  to  meet 
the  above  stated  conditions  of  designation. 

I  wish  you  every  success  in  completing  this  important  project. 

Very  truly  yours  ,  , 

Robert  T.  Kenney     /'"'"" 
'Director 

cc:  M.  Gilmore,  Boston  CDC  Director 

A.  Pangaro,  E.O.T.C.  Southwest  Corr.  Coordinator 
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ECONOMIC  DEVELOPMENT  INDUSTRIAL  CORPORATION 
MINUTES  OF  THE  MEETING  HELD 
SEPTEMBER  14,  1976  -  60  CONGRESS  STREET 


Members  Present:   George  Seybolt,  Thomas  Leggat,  Frank  Bronstein, 

Hale  Champion,  Mark  Wheeler,  Michael  Westgate 

Guests:  Marvin  Gilmore,  CDC  Boston,  Michael  Chu,  CDC  Boston 

Staff:  James  Long 

The  meeting  was  convened  at  4:00  P.M.   Minutes  from  the 
preceding  meeting  were  adopted  as  presented. 

George  Seybolt  opened  the  meeting  by  extending  a  welcome  to 
the  CDC  of  Boston  and  asked  them  to  make  their  presentation.   Marvin 
Gilmore  made  a  statement  of  the  projects  goals  wherein  he  stated  the 
project  would  be  a  tremendous  help  to  the  community  both  for  increased 
employment  and  improvement  of  the  area.   Michael  Chu,  Project  Director 
I  showed  slides  of  the  project  area  and  maps  of  the  proposed  development 
area.   Michael  Westgate  stated  that  he  felt  a  certain  area  of  land, 
about  4  acres,  containing  the  round  industrial  building  should  be 
included  in  the  Economic  Development  Area.   Hale  Champion  stated  he 
didn't  want  to  see  EDIC  get  involved  in  the  old  BRA  situation  of  a 
large  land  owner.   George  Seybolt  agreed  and  moved  the  4  acre  site 
proposed  for  inclusion  in  the  Economic  Development  Area  not  be 
included.   Motion  carried. 

ION:   George  Seybolt,  moved  that,  due  to  its  condition  as  a  blighted 
and  decadent  area,  and  that  the  proposed  redevelopment  plan  would 

I  reduce  unemployment  and  underemployment  in  the  City  of  Boston,  a 
certain  area  of  land,  located  in  the  former  Southwest  Corridor, 
and  bounded  generally  by  Harrison  Avenue,  Eustis  Street,  Norfolk  Street, 
Hampden  Street,  Gerald  Street,  Chesterton  Street,  Massachusetts  Avenue, 
and  Albany  Street  (as  described  in  full  on  attached  map)  be  declared 
an  Economic  Development  Area. 

Seconded  -  Unanimous 
ION:   George  Seybolt,  moved  that,  the  Executive  Director  be  authorized  to 


proceed  with  the  development  project,  named  the  CrossTown  Industrial  Park, 
and  to  further  that  activity  he  be  authorized  to  call  a  public  hearing  on' 
the  draft  Economic  Development  Plan  for  the  Park,  and  that  he  shall  bring 
before  this  Board  the  revised  draft  of  the  Economic  Development  Plan  after 
it  is  commented  on  at  a  public  hearing  for  discussion  and  action  by  this 
Board. 

Seconded  -  Unanimous 
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APPENDIX  C    (REVISED) 


Detailed  Table   of  Parcelisation  and  Oco.arshin 


APPENDIX  C 
Detailed  Table  of  Parcelization  &   Ownership  in  Project: 


Southwest  Corrido: 

p  1 a a  Parcel  i.uabe; 

Phase  One: 


3x 

ii 

ii 


1 


1::  S  1 


JX  fc  J> 


BRA 
Designation'' 


x-52-1 

x-42-1 

>:-42-2 
X-42-2B 

A-2 
A- 3 
A-4 
A-5 

S-2 

S-3 
S-4 
S-5 
S-6 

US  23 


Ownership 


BRA 

BRA 
n 


DPW 


n 
ii 


City 
ii 


ii 
ii 


Boston  Edison 


Size**" 
(SFj 


110,434 


Current 
Use 


Methadone  Center 
Temporary  Part 


26,340 

Temporary  Parkin; 

6,9S6 

it                 i» 

350 

M 

4,624 

Temporary  Parkin 

2,251 

M 

13,719 

20,132 

ii               i> 

6,010 

Reading  St.       Pi 

819 

Island  St. 

15,865 

Hampden  St.       u 

539 

Chadwick  St.    H 

3,825 

Car-low  St. 

682 

Edison  Transface 

212,685 


Phase   Two: 

Is 

1 


Total   Project 


x-52-2 

A-l 

S-1 


BRA 
DP'vT 
City 


35,532 

3,356 

25,473 

64,366 


277,552 


Gas  Station 
Vacant  Struct^ 
Southampton  St. 


-housing  Innovations,    Inc.,    Final  Raoort: 
Land  Development   in  Southwest  Corridor,    October,    1973 


'  LC  [;ip^ 


&  Acquisition  Plan:   Crosstown  Arterial  Street,  Boston.  Redevelopment 


Authority,  August,  1977   (Plan  Attached) 
-:>':-';Es  timated  S ize 
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APPENDIX  D 
SUMMARY  OF  CDC  ACCOMPLISHMENTS 


SUMMARY  OF  CDC  ACCOMPLISHMENTS 


1.  Boston  Model  Cities  Program.   From  1971  to  June,  1975  the  CDC 
was  the  economic  development  arm  of  the  Boston  Model  Cities  Program.   Its 
primary  function  was  to  provide  financial  (equity  investments  and  loans) 
and  technical  assistance  to  minority  businesses.   During  that  period  the 
only  source  of  funding  for  both  administration  and  projects  was  annual 
grant  contracts  from  the  Model  City  Administration.  The  CDC  made  a  total 
of  29  "high-risk"  investments  and  loans  during  the  period.  Many  of  the 
businesses  assisted  failed  but  some  were  successful.   In  1973,  CDC  revised 
its  investment  strategy.  Piecemeal  development,  i.e.,  financing  small 
retail  businesses  in  scattered  locations,  was  not  successful.  Therefore 
CDC  decided  to  concentrate  on  large-scale  projects  which  would  have  a  signi- 
ficant impact  especially  in  terms  of  job  creation.  At  that  time  CDC  turned 
its  attention  to  studying  the  feasibility  of  industrial  development  in  what 
is  known  as  the  Southwest  Corridor  while  continuing  its  traditional  financial 
and  technical  assistance  programs. 

2.  Economic  Development  Administration  (EDA)  &  Office  of  Community 
Development  (OCD) .  With  the  demise  of  the  Model  Cities  Program  in  June,  1975, 
CDC  received  administration  funding  from  the  following  sources: 

Grant /Contract 

EDA  Technical  assistance  Grant 

No.  01-6-01281  through  an  agreement 

with  the  EDIC 

Professional  Services  Contract  with 

Office  of  Community  Development,  City  of  Boston 

Starting  in  June,  1975  CDC  in  conjunction  with  EDIC  commenced  the  feasi- 
bility study  which  has  resulted  in  the  plan  contained  herein. 

In  addition  CDC  was  involved  in  the  following: 

a.  Technical  Assistance-Neighborhood  Business  District  Program.   The 
OCD  has  developed  a  rebate  program  to  encourage  businesses  in  designated 
districts  to  upgrade  their  storefronts,  and  in  general  to  improve  the  physical 
appearance  of  the  districts.   In  accordance  with  this  program,  CDC  began  to 
formally  organize  businessmen's  associations  in  the  Dudley  Terminal  and 
Egleston  Square  areas  to  take  advantage  of  the  program.   Through  the  efforts 
of  CDC  staff  both  groups  were  incorporated.   Also,  CDC  provided  technical 
services  to  various  individual  businesses  which  required  financial  or 
managerial  assistance. 


b.   Equity  Investment  &  Revolving  Loan  Trust  Fund.  Under  the 
Model  Cities  Program  CDC  accumulated  monies  for  investment  purposes  which 
consisted  of  income  and/or  investment  return  on  prior  investments  and  loans, 
and  unexpended  funds.  With  the  termination  of  the  program  the  city  allowed 
CDC  under  applicable  federal  regulations  to  continue  to  administer  this 
program. 

The  CDC  portfolio  of  outstanding  investments  and  loans  consists 
of  the  following: 


Equity  Investments: 

Commercial  &  Industrial 
Development  Corporation 
(A  Small  Business  Administration 
Section  502  Local  Development 
Company,  i.e.,  real  estate 
holding  company) 

Freedom  Electronics  &  Engineering,  Inc. 
(Electronics  Assembly) 

Housing  Innovations,  Inc. 
(Housing  Developer) 


Loans : 

Fran-Den,  Inc. 
(Convenience  store  &  Laundramat) 

J  &  S  Caterers 
(Restaurant  &  Caterers) 

Ye  Tastee  Bite  Snack  Bar,  Inc. 
(Restaurant) 

Stacey's  Coiffure  &  Boutique 
(Beauty  Salon) 

Dudley  Novelties  #1  and  #2,  Inc. 
(Novelty  Shop) 


APPENDIX  E 
SUMMARY  OF  PUBLIC  HEARING 


SUMMARY  OF  PUBLIC  HEARING 
ON 
ECONOMIC  DEVELOPMENT  PLAN  FOR  THE 
CROSSTOWN  INDUSTRIAL  PARK 


DECEMBER  14,  1976 

The  Chairman  of  the  EDIC  board,  George  Seybolt,  opened  the 
public  hearing  with  a  brief  explanation  of  the  purpose  of  the  hearing 
and  the  introduction  of  Michael  Westgate,  Executive  Director,  EDIC. 
Mr.  Westgate  described  EDIC's  mandate  to  provide  jobs  for  Boston  residents, 
and  he  praised  the  work  of  CDC  of  Boston,  the  Southwest  Corridor  community 
and  Tony  Pangaro  in  bringing  the  CrossTown  Industrial  Park  closer  to  a 
reality. 

Marvin  Gilmore,  General  Manager  of  CDC  of  Boston,  described 
the  project's  objective  of  revitalizing  land  for  industrial  jobs.   Mr. 
Gilmore  described  the  best  industries  for  the  site  and  the  projections 
of  85,000  sq.  ft.  and  150-200  permanent  jobs  in  the  project.   Accoridng 
to  Mr.  Gilmore,  "The  development  will  return  vacant  land  to  the  tax  rolls, 
return  unemployed  workers  to  work,  and  retain  and  attract  new  industries 
to  the  city."  Marketing  of  the  site  is  continuing.   EDIC  and  CDC  currently 
are  negotiating  with  Boston  Redevelopment  Authority  and  Massachusetts 
Department  of  Public  Works  for  the  transfer  of  the  5.5  acres  of  land  to 
EDIC.   A  slide  presentation  was  given  by  Joseph  Perez  of  CDC  which  showed 
the  existing  poor  conditions  around  the  site,  its  relationship  to  major 
transportation,  and  the  adjacent  manufacturing  firms. 


The  first  statement  of  support  came  from  Anthony  Pangaro, 
the  Commonwealth's  Southwest  Corridor  Coordinator.   The  statement  pledged 
full  support  of  the  Commonwealth  and  restated  the  Department  of  Public 
Works'  two  commitments  to  the  project:   (1)  to  convey  the  DPW  land  needed 
for  the  Park  at  no  cost  to  the  city,  (2)  to  construct  the  Arterial  Street. 
Other  statements  of  support  from  Commonwealth  offices  came  from  Frank  O'Neil 
of  the  Massachusetts  Department  of  Commerce,  and  Dave  Harris  and  Alex  Gordan 
of  the  State  Office  of  Minority  Business. 

James  O'Leary  of  Congressman  Moakley's  Office,  a  statement  by 
Councilman  Lawrence  Dicara,  and  Representative  Mary  Goode,  all  pledged 
full  support  to  CTIP  as  a  project  providing  jobs  for  local  residents. 
John  Betjamen,  representing  both  the  South  End  Businessmen's  Association 
and  Boston  University  Hospital,  offered  full  support  and  assistance  in  this 
effort  to  increase  jobs,  expand  the  tax  base  and  improve  city  services. 
Representatives  of  many  community  groups  expressed  their  concern  about  the 
high  unemployment  rates  and  the  need  to  insure  hiring  of  community  residents 
for  any  new  employment  opportunities.   Chuck  Turner  of  Third  World  Jobs 
Clearinghouse,  Issac  Graves  of  Roxbury  Little  City  Hall,  Phil  Hart  of 
University  of  Massachusetts,  Rick  Grey  of  Greater  Roxbury  Development 
Corporation,  Ralph  Smith  of  LRCC,  George  Morrison  of  RAP,  Barbara  Rucker 
of  OIC,  and  Elbert  Bishop  of  SWCC  all  supported  the  CTIP  commitment  to 
community  jobs.   As  pointed  out  by  George  Morrison  of  RAP  and  Representative 
Mary  Goode,  the  questions  is  not  whether  there  is  a  need  for  the  CTIP  but 
when  will  it  happen  and  what  resources  are  needed  to  make  it  happen  as  quickly 
as  possible.   Emily  Lloyd,  the  Mayor's  Transportaion  Advisor,  and  Peter 
Scarpignato,  assistant  to  Deputy  Mayor  Robert  Vey,  expressed  their  pleasure 


and  endorsement  of  progress  on  the  project. 

Some  specific  concerns  relating  to  project  implementation  were 
raised.   These  included  the  advantages  of  using  community  run  neighborhood 
skill  centers,  the  protection  of  nearby  residential  areas  from  truck 
traffic  and  unsightly  structures,  the  upgrading  of  security  at  local 
mass  transit  stops,  and  the  potential  for  altering  the  site  plan  as  a 
method  of  maximizing  the  number  of  new  jobs  on  the  site.   These  concerns 
had  been  studied  during  the  preparation  of  the  draft  plan,  and  Mr.  Seybolt 
assured  the  speakers  that  these  issues  would  be  addressed  in  the  revised 
final  draft  of  the  plan.  Mr.  Seybolt  praised  the  long  term  commitments 
of  EDIC  and  CDC  to  the  project  and  their  efforts  to  bring  so  many  interested 
people  to  the  hearing.  Mr.  Seybolt  asked  for  questions  from  the  audience. 
No  questions  were  offered,  and  the  meeting  was  closed. 


Auditorium  McCormack  Building 
Boston  City  Hospital 
35  Northampton  Street 
Boston,  Massachusetts 
Tuesday,  December  14,  1976 
7:30  -  9:30  p.m. 


APPENDIX  F 
Selected  Testimony  from  Public  Hearing 

1.  Lawrence  DiCara,  Boston  City  Councillor 

2.  Anthony  Pangaro,  Southwest  Corridor  Coordinator 
Massachusetts  Department  of  Public  Works 

3.  John  Marino,  Commissioner 

Massachusetts  Department  of  Commerce  &  Development 


Boston  City  Council 

NEW  CITY  HALL 

ONE  CITY  HALL  SQUARE 

BOSTON,  MASSACHUSETTS  02201 


OF" 


Co  1 


i  '1  I 


'97$ 


LAWRENCE  S.  DiCARA 


December  13,  1976 


Mr.  Michael  Westgate 

Executive  Director 

City  of  Boston 

Development  and  Industrial  Commission 

60  Congress  Street 

Boston,  Mass.  02109 

Dear  Mr.  Westgate: 

Unfortunately,  due  to  a  prior  committment,  I  cannot  attend  the  hearing 
on  the  CrossTown  Industrial  Park  on  December  14.  I  do,  however,  want  to 
give  my  srongest  support  to  this  proposal. 

Boston's  current  economic  problems  demand  original,  constructive 
solutions.  The  Economic  Development  and  Industrial  Corporation's  plan  for 
the  CrossTown  Industrial  Park  is  such  a  solution. 

As  pointed  out  in  your  report,  the  five  acres  at  the  intersection 
of  Massachusetts  Avenue  and  Albany  Street  are  currently  making  no  contribution 
to  the  city.   It  is  truly  a  "blighted  and  decadent  area." 

The  cnance  to  get  federal  funds  to  improve  such  an  area  is  a  valuable 
opportunity.  When  the  improvement  would  generate  150-200  jobs  and  return 
the  land  to  tax- generating  status,  there  is  no  doubt  that  it  should  receive 
the  full  support  of  anyone  who  wants  the  City  of  Boston  to  become  a  better 
place  to  live. 

It  is  clear  that  your  plan  for  the  CrossTown  Industrial  Park  is  in  perfect 
keeping  with  your  goals  of  improving  the  economic  climate  of  Boston  and 
insuring  that  long-term  growth  will  occur.   I  am  in  favor  of  the  CrossTown 
Industrial  Park  and  will  work  hard  for  its  final  approval. 


awrence  S\ 
Boston  City  Councillor 


The  Commonwealth  of  Massachusetts 

EXECUTIVE     DEPARTMENT 

SOUTHWEST     CORRIDOR      DEVELOPMENT     COORDINATOR 
8    ASTICOU     ROAD.    BOSTON.    MASS.     02130       -       (617)    S22-6071 


Michael  S .  Dukakis 

GOVERNOR 


December  14,  1976 


Statement  for  the  Record  from  Anthony  Pangaro,  Southwest  Corridor 
Development  Coordinator,  Commonwealth  of  Massachusetts,  at  the 
City  of  Boston,  Economic  Development  and  Industrial  Corporation 
Public  Hearing  regarding  the  Cross -Town  Industrial  Park. 

The  Commonwealth  of  Massachusetts  acting  through  the  Office  of 
the  Governor,  the  Massachusetts  Department  of  Public  Works  and  the 
Office  of  the  Southwest  Corridor  Development  Coordinator  is  happy  to 
be  recorded  in  full  support  of  the  proposed  Cross" Town  Industrial 
Park  Project  and  the  economic  development  plan  presented  by  the 
EDIC  and  the  Community  Development  Corporation  of  Boston. 

The  labor  of  many  community   ;presentatives  and  several  public 
officials  is  recorded  in  the  plans  presented  for  testimony  at  this 
hearing — and  we  fully  expect  these  plans  will  yield  much  sought 
construction  and  jobs. 

These  plans  are  far  sighted;  they  seek  to  renew  the  neighborhoods 
within  which  the  construction  will  occur.   Further,  they  will  provide 
both  the  necessary  physical  plant  in  these  neighborhoods  and  will  also 
encourage  economic  growth  through  construction  jobs  and  permanent  jobs 
for  members  of  these  communities. 

The  State  has  made  several  commitments  to  this  Project: 

1.  Massachusetts  Department  of  Public  Works  will  convey  the  land  which 
they  own  ,which  is  necessary  for  much  of  the  construction  of  the 
Industrial  Park,  and  will  do  so  at  no  cost  to  the  City  of  Boston 

or  to  the  Project.   In  return,  the  Boston  Redevelopment  Authority 
will  convey  lands  that  it  owns  to  the  State  for  construction  of 
the  Cross- Town  Arterial  Street. 

2.  The  Massachusetts  Department  of  Public  Works  will  construct,  if 
given  the  go  ahead  by  the  City  of  Boston,  the  Cross -Town  Arterial 
Street  necessary  for  access  to  the  Industrial  Park,  again  at  no 
cost  to  the  City  or  to  the  Project.   This  street  will  be  paid  for 
by  the  Federal  Government  and  the  State. 

We  look  forward  to  the  expeditious  construction  and  occupancy  of 
the  Industrial  Park  Project. 


JOHN   J.   MARINO 
Commissioner 


zJ/ie    i6cmmenweauA  o£   tyvlateacnabetfo 
^/teAavtment  o/  loommevce  ana   ^euelcAment 

^Leverett  C/a/conStatt  -^Jiiudina,  43tn  tsrioe* 
Government    Wente*.   COoifon,   <stlai&.  02202 


(617)  727-3218 


20  December  1976 


Mr.    Marvin  E.    Gilmore,    Jr. 

General  Manager 

Community  Development  Corporation  of  Boston,    Inc. 

25  Ruggles  Street 

Boston,    Massachusetts  02119 

Dear  Mr.    Gilmore: 

I  would  like  to  take  this  opportunity  to  reaffirm  this  Department's 
total  commitment  to  the  Cross  Town  Industrial  Park  project. 

I  feel  very  strongly  that  this  project  represents  a  significant  step 
forward  in  the  economic  revitalization  of  the  Southwest  Corridor. 
The  Department  of  Commerce  and  Development  is  dedicated  to  the 
creation  of  job  opportunities  through  industrial  expansion,    particu- 
larly in  severely  impacted  inner-city  areas.      The  Cross   Town  In- 
dustrial Park  will  further  that  aim  by  expanding  employment  in  the 
light  manufacturing  and  construction  industries.      Further,    the  pro- 
ject will  enlarge  the  Commonwealth's  tax  base  by  generating  addi- 
tional real  estate  and  corporate  tax  revenues. 

Please  be  assured  of  our  Department's  fullest  cooperation  and  sup- 
port in  your  effort.      We  stand  ready  to  offer  you  any  assistance  we 
are  able  to  insure  the  timely  completion  of  this  worthwhile  endeavor. 


urs , 


^i— A^~ 


ohn  J.  /Mariho 
'Commissioner 


:ram 


APPENDIX  G 


Letter  of  Intent  Digital  Equiptaan.C  Corporation 


15  August  1977 

Mr .  .Marvin  E.  Gilmore,  Jr. 

General  Manager 
Community  Development  Corporation 

of  Boston,  Inc. 
25  Ruggles  Street 
Boston,  Massachusetts   02119 

Re:   Cross  town  Industrial  Park,  Boston,  MA 

Dear  Mr.  Gilmore: 


25 
to 
of 
and 


s  letter  supercedes  our  1  July  1977  letter  to  you  and  our 
July  1977  letter  to  Mr.  Andrew  Olins  since  its  intent  is 


summarize  the  agreement  that  CDC  and  DEC  had  as  a  resulc 


our  meeting  with  representatives  of  the  BRA,  EDIC,  Assessors 
the  City's  Assistant  Corporate  Counsel. 


The  BRA  will  convey  to  EDIC  land  to  be  supplemented  by 
currently  owned  by  the  City  and  State  for  the  proposed 
development.   Digital  Equipment  Corporation's  interest 
to  control  only  the  net  amount  of  land,  exclusive  of 
easements.   Therefore,  we  will  recognize  parcels  X52-1, 


.and 


is 


X42-1 


X42-2  and  X42-2B,  totalling  144,160  square  feet  for 


Phase  I.   The  City  will  supplement  this  land  by  a  total 
27,740  square  feet  (parcel  S-2,  S-3,  S-4,  S-5,  S-6  and  NS2B) 
and  land  donated  by  the  State,  totalling  40,786  square  feet 
(A-3,  A-2,  A-4,  A-5).   The  total  area,  therefore,  equals 
212,68  6  square  feet  for  the  proposed  Phase  I.   Additionally, 


616*square  feet  necessary  for  Phase  II'  will  be  mad 


available  in  a  manner  satisfactory  ro  DEC  and  will  be  assembll 
as  follows:   35,532  square  feet  from  the  BRA  (X-52-2);  the 
City's  25,478  square  foor  section  (S-l);  and  the  State's  3,85i 
square  foot  section  (A-l) .   All  of  the  above  parcels  are  morel 
readily  shown  on  the  attached  preliminary  site  plan  that  has 


the  proposed  site 
Digital  will  have 


outlined  in  red 


Evidence  satisfactory  to 


to  be  made  available  that  the  Public 


Improvement  Commission,  Massachusetts  Department  of  Public 
1','orks  and  other  appropriate  governmental  entities  have  taken 
necessarv  action  to  have  this  land  conveyed  in  order  that  It 


may  be  developed  in  accordance 


;n 


our  plans . 
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>.   EDIC  will  enter  into  a  ground  lease  with  DEC  on  the  Phase  I 
parcel;  said  lease  will  have  had  adequate  provisions  for 
the  expansion  of  Phase  II.   It  is  anticipated  that  Phase  I 
will  be  occupied  by   a  5S,000  square  foot  manuf acturing 
facility  and  Phase  II  will  allow  the  facility  to  be  expanded 
to  130,000  square  feet.   There  will  be  a  rental  payment  made 
in  lieu  of  taxes  of  70  cents  per  square  foot  for  the  amount 
of  improvements  built  on  the  property  during  the  twenty  years 
necessary  to  amortise  the  improvements  cost. 

5.   Additionally,  DEC  will  pay  a  rent  equal  to  the  constant 

necessary  to  amortize  the  cost  of  improvements  ever  a  twenty 
year  term  of  an  Industrial  Revenue  Bond.   The  Bond- will  be 
secured  by  a  twenty  year  net  lease  with  Digital  as  Lessee. 

I.   In  the  event  DEC  requests  the  right  to  sublet  the  facility 
at  the  end  of  the  tenth  year,  the  City  will  sublease  the 
space. or  repay  the  unamortized  balance  of  the  Industrial 
Revenue  Bond,  which  is  estimated  to  be  roughly  60S  of  the 
building's  cost. 

5.   Digital  will  have  the  right  to  purchase  the  land,  both 

Phase  I  and  Phase  II,  at  any  time  during  the  Lease  term  for 
$2.00  per  square  foot  for  the  BRA  land  ($288,320  Phase  I, 
$71,064  Phase  II)  plus  accumulative  annual  interest  based 
on  the  interest  rate  charged  to  the  City  at  the  time  the 
property  is  acquired  from  the  BRA.   it  is  understood  that 
if  DEC  purchased  the  land,  the  payment  in  lieu  of  taxes 
will  be  replaced  by  a  full  assessment  on  the  property.   The 
purchase  would  be  subject  to  the  unamortized  ba.lance  of  the 
indebtedness  used  to  finance  the  improvements  to  the  property 

•:...  r:lZ   woi-l:  retain  the  right  co 

agree  uoon  the  cost  to  develop  this  Phase  with  City  Developer, 
CDC.   •" 

7.   In  the  event  DEC  remains  in  the  facility  for  the  full  twenty 
years,  we  will  be  allowed  to  continue  our  occupancy  for  as 
long  as  desired  in  exchange  for  granting  the  City  a  50rc- 
interest  in  the  proceeds  realized  from  refinancing  the  property 
or  from  the  sale  of  the  property,  whichever  is  the  first  to 
occur.   The  City's  30%  interest  will  be  adjusted  if  DEC  makes 
leasehold  improvements  to  the  property  by  having  the  dencminato: 
increased  by  the  cost  of  the  leasehold  improvement. 
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$   7  5  0,000 


Example:   initially  52,500,000  =  50%;  after  leasehold  iiapro 


ment, 


750,000 


$2,500,000  +  x  %    of  City's  interest. 


Leasehold  improvements  shall  not  include  maintenance  and 
repairs  of  the  facility  as  originally  constructed.   DEC 
will  also  be  given  the  option,  in  lieu  of  City's  50%  interest 
to  buy  the  property  for  $750,000  at  the  end  of  the  20th  year. 
DEC  will  also  be  given  the  right  to  purchase  Phase  II  for 
$184,000  or  provide  the  City  with  the  same  50%  interest  for 
this  parcel  as  described  for  Phase  I. 


S.   DEC 


option  to  expand  Phase  II  would  be  reserved  for  the 


first  ten  years  of  the  lease  tern  of  Phase  I 


Our  agreement  to  lease  the  proposed  facilities  as  outlined  above 
arc  all  predicated  on  the  Economic  Development  and  Industrial 
Corporation  of  Boston,  the  Boston  Redevelopment  Authority,  the 
Massachusetts  Department  of  Public  Works  and  the  Industrial- 
Development  Financing  Authority  agreement  plus  the  acquisition 
of  all  the  necessary  departmental,  municipality  and  committee  . 
approvals  necessary  to  accomplish  the  various  facets  of  this 
deal. 

Sincerely, 

DIGITAL  EQUIPMENT  CORPORATION 


V  //' 


JU< 


s 


<^r~ 


7 — '  / 


Jonathan  Stott 


/  o  u:La 
I  /Real 


Estate  Manager 


J  b-.lllZ 


Attachment (s) 


Whereas,  the  Economic  Development  and  Industrial  Corporation 
of  Boston  (EDIC)  on  September  14,  1976,  declared  a  certain  area 
of  land  in  the  City  of  Boston  to  be  an  econonic  development  area, 
as  defined  in  Chapter  1097  of  the  Acts  of  1971,  which  area  is 
generally  bounded  by  Harrison  Avenue,  Eustis  Street,  Norfolk  Street, 
Kamoaen  Street,   Gerar;d  Street,  Chesterton  Street,  Massachusetts  Avenue 
and  Albany  Street;  and 

Whereas ,  the  City  Council  on  May  9,  1977  approved  the 
designation  of  such  economic  development  area  by  EDIC  and  approved 
the  economic,  development  plan  for  such  area  as  submitted  to  the 
Citv  Council,  which  economic  development  plan  was  the  subject  of 
a  public  hearing  held  by  the  EDIC  on  December  14,  1976  after  due 
public  notice;  and 

Whereas,  the  economic  development  plan  so  approved  included  the 
description  of  an  economic  development  project  for  the  acquisition 
and  develonment  of  certain  land  within  the  said  economic  development 


o  d m 2 n  t    '. 'ill  be  k a o w n  a s 


:  o  ■•:  n  L  n  a  u 


T-nHustrial 


Whereas  ,  EDIC  on  November  16,  1977  adopted  an  amendment  to  the 
economic  development  plan,  which  amendment  has  been  submitted  to 
the  City  Council,  including  an  amendment  to  the  description  of,  and 
financing  plan  for,  the  economic  development  project  described 
t  h e  r  e  i a ;  and 


-  9  _ 


Whereas  ,  the  financial  plan  for  the  economic  development 
project  as  so  amended  includes  provision  for  the  City  of  Boston 
to  enter  into  an  agreement  with  EDIC  to  appropriate  to  EDIC 
certain  amounts  of  money  in  aid  of  the  economic  development 
project  in  the  event  EDIC  is  unable  to  lease  said  project  to  a 
tenant  at  rentals  sufficient  to  enable  EDIC  to  pay  debt  service 
on  revenuebonds  issued  by  EDIC  to  finance  such  project. 

■ 

NOW  THEREFORE,  IT  IS  HEREBY  ORDERED: 

1)  That  the  amendment  to  the  economic  development 
plan  for  the  development  of  the  Crosstown  Industrial  Park 
project  is  approved; 

2)  That  the  Collector-Treasurer  of  the  City  of 

Boston,  with  the  approval  of  the  Mayor  and  the  Corporation 

Council  and  without  further  authority,  may  approve   .the 

i 
form,  terms  and  conditions  of,  and  may  execute  and.  deliver 

on  behalf  of  the  City,  an  agreement  under  Section  11  of 

Chapter  1097  of  Che  ;■.::•,  of  19  71  be'vjer.  the  City  and 

EDIC  obligating  the  City  to  appropriate  and  pay  to  EDIC 

such  amounts  in  aid  of  the  Crosstown  Industrial  Park        j 

project  as  are  required  by  and  specified  in  the  financing 

plan  for  the  economic  development  project  as  heretofore 

approved,  such  agreement  to  contain  such  terms,  conditions  I 

and  covenants  by  the  City  consistent  with  said  financing 

plan  as  the  Collector-Treasurer  may  deem  reasonable.        I 


Palmer  &  Dodge 

ONE   BEACON   STREET 

BOSTON,  MASSACHUSETTS  02103 
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Mr.    Michael  Wastgata 
Executive  Director 
Economic  Development  and 
Industrial  Corporation 
60  Congress  Street 
Boston,   MA       02109 

Dear  Mike:  (EDIC   -   Digital   Equipment    Corporation) 

At   your  request,    I  have  outlined  below  my  understanding   of    the 
proposed   financing  of  an   industrial  project   for   lease    to   Digital  Equip- 
ment Corporation  by  Boston.  EDIC. 

It    is   expected   that    the   transaction  will  involve    three  separate 
agreements  -   one  between  EDIC.  and  Digital,    one   between  EDIC  and   the   City 
of   Boston  and  one  between   EDIC   and   the  bondholder   or   trustee.      I  believe 
the  essential  ingredients  of   these   agreements  will  be   as   follows: 

A.        Lease  Agreement  -  EDIC    (lessor)    and  Digital   Equipment   Corpora- 
tion   (lessee) : 

1.  Tern  -  20   years. 

2.  Leased  Property  -  Phase  I  of  Crosstovn  Industrial  P^rk 
cev^iopaenc  plus  industrial  building  of  approximately  53,300  sq. 
ft.  to  be  constructed  on  the  site  by  Community  Development  Corpo- 
ration of  Boston,  Inc.  or  other  developer  selected  by  Digital. 

a)  Plans  and  specifications  to  be  subject  to  approval 
by  EDIC  including  BRA  design,  review,  but  EDIC  will  make  no 
warranty  of  suitability  of  the  project  for  Digital's  purposes. 

b)  Contracts  for  construction  will  be  let  by  Digital  or 
CDC  on  behalf  of  Digital  with  no  liability  upon  EDIC  for 
completion;  Digital  will  be  obligated  to  complete  construction 
and  pay  all  costs  with  EDIC  obligated  solely  to  the  extent  of 
the  available  proceeds  of  the  bond  issue. 
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c)  Digital  will  indemnify  EDIC  lor  all  claims  and 
expenses  resulting  from  Digital's  or  CDC's  acts  with  respect 
to  construction. 

d)  EDIC  will,  at  its  cost,  provide  the  Phase  I  site 
together  with  a  title  opinion  satisfactory  to  Digital  and  Bond 
Counsel;  EDIC  will  pay  all  site  development  costs  not  other 
wise  contemplated  by  the  Phase  I  plans  and  specifications; 
acquisition  and  site  development  costs  will  be  paid  by  EDIC 
out  of  appropriation  of  $520,000  City  of  Boston  bond  proceeds 
and  approximately  $560,000  proceeds  of  grant  from  U.S.  Econo- 
mic Development  Administration. 

3.    Rental  -  Digital  will  be  unconditionally  obligated  for 
the  full  lease  term  (subject  to  options  stated  below)  to  pay  rental 
(semi-annual  payments)  to  EDIC  in  an  amount  equal  to  the  maturing 
principal  and  interest  (level  debt  amortization)  on  EDIC  bonds 
issued  for  Phase  I.   In  addition,  Digital  will  pay: 

a)  "In-lieu-of-tax"  payments  equal  to  $.70  per  sq.  ft. 
of  the  project  (including  subsequent  improvements  constructed 
by  Digital  with  or  without  EDIC  assistance) . 

b)  All  costs  of  maintenance,  operation  and  repair  of 
the  project, 

c)  All  governmental  charges  lawfully  levied  against  the 
project. 

d)  All  costs  of  insurance  of  types  and  amounts  to  be 
agreed  upon. 

It  is  contemplated  that  the  EDIC  -  Digital  agreement  will  be  a 
"net-net"  lease  with  no  liability  on  EDIC  for  any  costs  of  con- 
structing, operating  or  maintaining  the  project  (other  than  the 
bond  proceeds  and  subject  to  the  options  set  forth  below). 

4.    Option  to  Terminate  -  Digital  will  have  a  "one-time"  only 
option  on  the  tenth  anniversary  of  the  date  of  the  lease  to  vacate 
che  project  a;:d  surrender  ail  ri^ht  and  control  co  LUIC-  la  such 
event,  EDIC  will  become  obligated  for  all  costs  of  maintaining  the 
project  and  the  "in-lieu-of-tax"  payments  will  terminate.   To  the 
extent  that  EDIC  can  lease  the  project  either  to  the  City  or  to  a 
private  entity  or  to  the  extent  that  the  City  abides  by  its  agree- 
ment with  EDIC  (see  below),  Digital's  obligation  on  the  bonds  will 
be  satisfied.   However,  Digital  will  remain  obligated  on  the  bonds 
and,  if  EDIC  fails  to  lease  the  project  or  if  the  City  defaults  on 
its  obligation  to  EDIC,  Digital  will  be  obligated  for  debt  service 
payments  (while  retaining  a  right  of  restitution  from  EDIC  or, 
through  EDIC,  from  the  City). 
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a)  If  Digital  fails  to  exercise  its  option  on  the  tenth 
anniversary  of  the  lease  then  the  option  and  the  City's 
obligation  (see  below)  terminates. 

b)  The  termination  option  will  also  be  unavailable  to 
Digital  if  prior  to  the  tenth  year,  Digital  (i)  exercises  its 
option  to  purchase  Phase  I,  (ii)  exercises  its  option  to 
purchase  Phase  II  or  (iii)  exercises  its  option  to  lease  Phase 
II  and  constructs  (with  or  without  EDIC  assistance)  a  manufac- 
turing facility  on  Phase  II. 

5.  Purchase  Option  -  Digital  will  have  the  option  at  any 
time  during  the  lease  tern  to  purchase  the  Phase  I  site  and  facili- 
ty for  $2.00/sq.  ft.  ($238,320).   If  Digital  exercises  such  option, 
it  will  remain  solely  obligated  for  all  debt  service  payments  on 
the  bonds  (subject  to  right  of  redemption). 

6.  Phase  II  - 

a)  lease  option  -  Digital  will  have  the  option  at  any 
time  during  the  lease  term  to  lease  Phase  II  on  the  same  terms 
as  Phase  I  with  a  rental  equal  to  the  debt  service  payments  on 
EDIC  bonds,  if  any,  then  issued  to  finance  Phase  II  improve- 
ments plus  an  annual  "in-lieu-of-tax"  payment  equal  to  30%  of 
the  annual  debt  service  payments  on  a  real  or  imputed  finan- 
cing for  Phase  II.   EDIC  will  agree  to  use  its  best  efforts  to 
issue  bonds  to  finance  Phase  II  improvements,  which  improve- 
ments will  be  constructed  by  Digital  or  CDC  (or  other  developer 
satisfactory  to  Digital  and  EDIC) .   The  terms  of  construction, 
lease,  maintenance  and  operation  of  Phase  II  will  be  the  same 
as  Phase  I. 

b)  purchase  option  -if,  during  the  first  ten  years  of 
the  lease  term  and  before  Digital  has  leased  Phase  II,  or  if, 
at  any  time  during  the  lease  term  after  Digital  has  leased 
Phase  II,  Digital  exercises  its  option  to  purchase  Phase  I, 
Digital  will  also  have  the  option  to  purchase  Phase  II  at  a 
price  eqyal  to  $2.00/sq.  ft.  ($71,064).   Digital  will  also 
continue  to  remain  obligated  for  all  debt  service  on  Phase  I 
and,  if  any,  Vb.d.3n    II  £DIC  bona 3. 

c)  If  at  any  time  Digital  exercise  its  option  to  lease  or 
purchase  Phase  II,  EDIC,  at  its  cost,  will  be  obligated,  if  it 
has  not  already  done  so,  to  construct  certain  site  improve- 
ments for  Phase  II  as  specified  in  the  agreement;  EDIC  has 
agreed  to  use  its  best  efforts  to  complete  the  Phase  II  site 
improvements  as  soon  as  possible. 
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7.  Options  Upon  End  of  Lease  Term  -  Upon  the  termination  of 
the  lease  tern  (20  years)  Digital  will  have  the  following  options: 

a)  To  renew  the  lease  for  a  10  year  terra  at  a  rental 
equal  to  1/10  of  the  purchase  prices  of  Phase  I  and,  if  any. 
Phase  II,  plus  tax  payments  equal  to  normal  rate  and  valua- 
tion. 

b)  To  purchase  Phase  I  and,  if  it  has  previously  leased 
it,  Phase  II,  at  a  price  equal  to  $288,320  and  $71,064,  res- 
pectively. 

8.  Special  Covenants  -  the  lease  agreement  will  also  include 
such  covenants  on  the  part  of  EDIC  and  Digital  as  are  customarily 
included  in  revenue  bond  financings  and  are  as  negotiated  with  the 
bond  purchaser. 

B.    Agreement  -  EDIC  and  The  City  of  Boston 

1.  Term  -  as  long  as  any  of  the  EDIC  bonds  issued  for  Phase 
I  are  outstanding  (subject  to  termination  as  below). 

2.  Agreement  of  the  City  -  the  City  will  agree  that  if 
Digital  exercises  its  option  under  the  lease  to  surrender  the 
project  to  EDIC  (at  the  10  year  anniversary  of  the  lease  date)  and 
if  EDIC  is  unable  to  lease  the  project  to  another  tenent  at  a 
rental  equal  to  the  debt  service  on  the  EDIC  bonds ,  the  City  villi 
appropriate  and  pay  to  EDIC  from  time  to  time  such  amounts  as  are 
required  to  pay  the  debt  service  on  the  Phase  I  bonds  until  they 
are  paid. 

a)  The  City  will  also  have  the  option  to  causa  EDIC  to 
redeem  the  bonds,  with  the  City  either  appropriating  the 
redemption  price  or  Issuing  bonds  in  such  amount. 

b)  The  obligation  of  the  City  to  make  payments  to  EDIC 
will  be  a  general  obligation  of  the  City.   However,  such 
obligation  will  be  nonassignable  by  EDIC  and  will  be  enfor- 
ceable solely  by  EDIC  (i.e.:  bondholders  will  bave  no  right  ;o 
such  paymencs  or  to  enforce  che  Cicy's  obligation  —  bond- 
holders may  look  solely  to  EDIC  and  Digital's  obligation  on 
the  lease;  the  obligation  of  the  City  may  be  enforced  by 
Digital  only  to  the  extent  that  it  may  equitably  "reach  and 
apply"  the  obligation  of  the  City  to  EDIC) . 

3.  Termination  -  The  obligation  of  the  City  will  terminate 
if  any  of  the  following  occur: 

a)   Digital  fails  to  exercise  its  option  to  terminate  the 
lease  on  its  tenth  anniversary; 
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b)    Bond  Fund  -  All  rental  payments  relating  to  debt 
service  en  the  bonds  will  be  deposited  in  this  fund  and 
disbursed  to  the  bondholder  as  required  by  the  terms  of  the 
bond. 

5.  Additional  Bonds  -  The  Indenture  will  authorize  the 
issuance  of  additional  bonds  for  construction  of  Phase  II  upon  the 
satisfaction  of  certain  requirements  including  opinions  of  counsel 
with  respect  to  the  continuing  tax- ex emotion  for  interest  on  the 
Phase  I  bonds  and  the  tax-exemption  of  the  Phase  II  bonds. 

a)    Phase  II  bonds  will  be  parity  obligations  with  the 
Phase  I  bonds  secured  by  the  terms  of  the  lease  agreement. 

6.  Other  Covenants  and  Agreements  -  The  Indenture  will  . 
include  such  other  terms  and  covenants  as  are  customary  for  revenue 
bond  financings  and  as  are  negotiated  with  the  bond  purchaser. 

If  you  have  any  questions  on  the  above  outline,  please  feel  free  to 

call  me. 

Very  tr"1- 


Robert  H.  Hale 


RHK/ahl 


L-'a 
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b)  Digital  exercises  its  option  to  buy  Phase  I; 

c)  Digital  exercises  its  option  to  lease  the  Phase  II 
site  and  constructs  the  Phase  II  project; 

d)  Digital  is  in  default  under  any  of  the  terns  of  the 
lease  agreement* 

4.    Other  Terras  -  Various  terns  of  the  lease  agreement 
relating  particularly  to  the  obligations  of  EQIC  with  respect  to 
the  Phase  I  and  Phase  II  sites  (and  construction  of  certain  site 
improvements  thereon) ,  the  "in-lieu-of-tax"  payments  and  the 
issuance  of  City  bonds  for  site  acquisition  and  improvements  will 
be  incorporated  in  the  EDIC  -  City  Agreement. 

C.    Trust  Indenture  -  EDIC  (as  debtor)  to  bondholder  or  trustee 
(as  secured  party) 

1.  Term  -  20  years  or  as  long  as  any  of  the  Phase  I  and,  if 
issued,  Phase  II  bonds  are  outstanding  . 

2.  Bonds  -  authorizes  the  issuance  of  the  Phase  I  bonds  in 
the  principal  amount  of  $2,200,000. 

a)    provides  the  terms  of  the  bonds  (i.e.:  rate  of 
interest  (5.5%  -  1  to  10  years,  variable  rate  thereafter), 
form,  maturity  dates,  terms  of  redemption,  etc.)  -  to  be 
determined. 

3.  Security  -  assigns  to  the  bondholder  (i)  all  rights  of 
EDIC  (with  certain  exceptions)  under  the  lease  agreement  and  (ii) 
all  rentals  received  by  EDIC  under  the  lease  agreement  (does  not 
assign  any  rights  of  EDIC  against  the  City). 

a)   The  bonds  will  expressly  state  that  they  are  not  the 
debt  or  obligation  of  the  City  but  are  solely  debts  of  EDIC 
and  that  the  City  is  not  obligated  to  pay  the  debt  service  on 
the  bonds.   The  bonds  will  be  special  obligations  of  EDIC 
pavable  solely  from  revenues  derived  from  the  project  and 
under  the  lea^e  agreement. 

**'        Funds  -  The  Indenture  will  create  two  funds: 

a)   Construction  Fund  -  The  proceeds  of  the  bonds  will  be 
deposited  in  this  fund  and  disbursed  to  Digital  for  construc- 
tion costs  as  incurred  and  for  costs  of  issuance  of  the  bonds. 
Disbursements  for  construction  costs  will  require  the  filing 
of  a  requisition  identifying  the  expenditure  and  signed  by 
Digital. 


of  targeted  industries, ' (b)  regional  business  and  real 
estate  journals,  (c)  local  and  regional  newspapers.  On 
site  advertising  signs  also  will  be  done. 

d.  Press   Coverage 

The  project  already  has  received  city  wide  publicity 
through  newspaper  articles,  community  Tr.eetings  and 
business  conferences  on  the  Southwest  Corridor.   At 
key  events  in  the  projects,  public  interest  press 
releases  and  articles  will  be  sent  to  local  and  national 
newspapers. 

e.  Brokerage  Listings 

The  project  will  be  placed  on  open  listings  with  major 
Boston  based  real  estate  brokerage  firms. 

f.  Mailings 

The  brochure  and  cover  letter  will  be  Trailed  to  500  to 
1000  firms  identified  in  the  Joint  Center  file  as  likely 
candidates  for  expansion  to  an  urban  area.   Mailings  also 
will  be  sent  to  -major  minority  manufacturers  across  the 
nation,  (e.g.  National  Association  of  Black  Manufacturers} 
one  of  the  prime  target  groups  for  marketing) - 

2.   Tenant  Selection  Plan 

Potential  tenants  will  be  evaluated  by  means  of  several 

criteria,  in  order  to  select  firms  who  can  make  the  maximum  economic 

impact  on  Boston.   For  example,  a  good  potential  tenant  will  pay  at 

least  the  average  manufacturing  wage  in  Boston,  have  financial 

.  irer.gch  and  growth  potential,  and  provide  new  jobs  for  Boston  residents. 

a.   Employment  Plan 

The  Employment  Plan  of  tha  firm  is  the  key  factor  in 
measuring  its  economic  impact  on  Boston. 

Data  to  be  evaluated  include: 

1)   Employees;  the  total  number  of  workers,  (pro- 
duction and  nonproduction)  ,  the  number  of  new  jobs 
available  for  Boston  residents,  and  projected  job 
exoansicn  in  5  years, 
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